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****** 

The  Boston  Redevelopment  Authority  has  issued  the 
following  statement  on  State  Auditor  Thomas  J.  Buckley's 
report. 

The  Boston  Redevelopment  Authority  calls  attention, 
at  the  outset,  to  the  fact  that  its  fiscal  operations 
are  audited  continually,  —  virtually  on  a  day-to-day 
basis  by  professionally  trained  representatives  of  the 
Federal  Government. 

The  recommendations  made  from  time  to  time  by  these 
federal  auditors  for  improving  Boston  Redevelopment 
Authority  practices  and  procedures  have  always  been 
welcomed. 
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The  Redevelopment  Authority  readily  acknowledges 
that  in  an  undertaking  as  massive  and  far-reaching  as 
Boston's  redevelopment  pre  ram  certain  mistakes  will 
inevitably  be  made. 

The  Authority  has  never  claimed  that  its  operation 
is  a  perfect  one.  Efforts  have  been  and  are  being  con- 
stantly made  to  improve  it. 

However,  after  carefuly  study  of  the  State  Auditor's 
report  and  prolonged  examination  of  the  facts  pertaining 
to  the  report,  the  Authority  reaffirms  its  confidence  in 
both  the  integrity  and  the  ability  of  its  staff. 

We  must  point  out  that  many  of  the  statements  con- 
tained in  the  Auditor ' s  report  are  expressions  of  opinion 
and  not  audit  findings. 

While  the  Auditor  has  the  same  right  to  his  opinions 
as  any  citizen,  it  is  fair  to  point  out  that  he  does  not 
qualify  as  an  expert  on  urban  renewal  and  redevelopment 
and  could  not  possibly  be  professionally  familiar  with 
all  the  complexities  involved  in  the  program  being 
undertaken  by  the  Redevelopment  Authority. 
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Differences  of  opinion  and  judgment  develop  at 
times  among  the  members  of  the  Authority  on  matters 
which  come  before  them,  and  many  matters  referred 
to  in  Mr.  Buckley's  report  involve  questions  on  which 
a  variety  of  opinion  and  judgment  is  possible. 

Furthermore,  portions  of  the  report  refer  to 
actions  which  occurred  prior  to  the  creation  of  the 
Redevelopment  Authority  in  September,  1957,  and 
should  properly  be  included  in  an  audit  of  the  Boston 
Housing  Authority  which  had  jurisdiction  over  urban 
renewal  and  redevelopment  prior  to  September,  1957. 

During  the;  past  six  years  the  Redevelopment 
Authority  has  endeavored  to  advance  its  program  as 
rapidly  as  possible  and  to  learn  by  the  experience  it 
has  gained  in  the  process. 

Some  of  the  procedure  3  and  techniques  used  in  the 
West  End  development,  which  was  the  first  undertaken 
under  the  direction  of  the  Redevelopment  Authority,  have 
been  improved  as  a  result  of  experience  which  has  been 
acquired. 


• 
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Much  of  the  criticism,  for  example,  directed  at 
the  West  End  project  might  have  been  averted  if  the 
demolition  there  had  been  clone  in  stages  as  land  was 
needed  rather  than  all  at  one  time. 

However,  federal  regulations  in  1958  required 
total  demolition  rather  than  demolition  by  stages. 
It  is  worthy  of  note  that  the  federal  government  has 
changed  its  own  regulations  on  the  basis  of  experience. 
As  a  result  it  is  now  possible  to  plan  the  demolition 
in  stages,  as  has  been  done  in  the  Government  Center 
project. 

In  its  various  actions  the  Redevelopment  Authority 
has  endeavored  to  place  human  values  over  dollar  values 
and  to  give  every  possible  consideration  to  families 
and  business  concerns  being  displaced  to  make  way  for 
redevelopment  projects.  T  iis  in  itself  resulted  in 
some  of  the  criticisms  contained  in  the  Auditor's  report, 

For  example,  in  many  cases,  where  extreme  hardship 
existed,  the  Redevelopment  Authority  has  rejected  staff 
recommendations  that  families  be  evicted  for  non-payment 
of  rent. 
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That  policy,  of  course,  has  been  reflected  in 
the  rent-collection  record.   The  Redevelopment  Authority 
takes  full  responsibility  for  such  action  but  feels  that 
it  was  fully  justified  in  such  instances. 

In  some  cases,  progress  has  been  delayed  by  the 
refusal  of  the  Authority  to  approve  eviction  recommen- 
dations. That  was  the  case  in  the  West  End  where  a 
charitable  organization  was  permitted  to  occupy  its 
former  building  for  several  years  until  new  quarters 
could  be  found  for  it.  This  was  largely  responsible 
for  the  delay  in  transferring  to  Charles  River  Parle,  Inc., 
the  land  on  which  a  shopping  center  was  to  be  built. 

One  reason  why  certain  buildings  were  not  demolished 
more  swiftly  resulted  from  the  desire  of  the  Redevelopment 
Authority  to  pay  taxes  to  -heCity  wherever  possible. 

The  State  Auditors  may  not  fully  understand  that 
the  Redevelopment  Authority  may  make  payments  in  lieu  of 
taxes  for  a  full  year  to  the  City  on  a  building  which  is 
standing  on  January  1.  Consequently,  some  buildings  which 
might  have  been  demolished  in  October,  November  or  December 
were  allowed  to  stand  until  after  January  1.  Under 
existing  federal  regulations  this  is  a  prudent  course  of 
action. 


. 
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The  Authority  felt  this  should  be  done  wherever 
feasible  because  of  the  amount  of  taxes  the  City  loses 
during  the  various  phases  of  a  clearance  project.  The 
Authority,  it  should  be  explained,  cannot  under  federal 
regulations  pay  the  City  t  xes  on  cleared  land,  only  on 
buildings. 

It  is  true  also  that  fee  Redevelopment  Authority  as 
a  landlord  follows  some  practices  which  the  average 
private  landlord  might  not  be  expected  to,  because  the 
Authority  has  special  responsibilities  to  those  whose 
property  it  acquires.   A  humane  relocation  program,  with 
emphasis  on  human  rather  than  economic  values,  has  been 
the  aim  of  the  Authority. 

Unusual  circumstances  also  exist  in  the  case  of 
properties  which  the  Redevelopment  Authority  takes  by 
eminent  domain  to  demolish,  but  which  continued  to  be 
occupied  for  a  period  of  t:  me  before  demolition. 

When  an  owner  knows  that  his  property  is  to  be 
taken  by  the  Redevelopment  Authority  he  usually  spends 
little  or  no  money  to  maintain  that  property. 


Many  of  the  properties  the  Authority  takes — espe- 
cially residential  properties — have  thus  been  allowed 
to  run  down  for  prolonged  periods  of  time.  If  those 
properties  are  to  be  occupied  by  families  so  that  a 
relocation  program  can  be  carried  out  with  a  minimum  of 
hardship,  the  properties  obviously  must  be  kept  in  a 
livable  condition. 

It  may  be  true  in  some  cases  that  more  demands 
are  made  upon  the  Redevelopment  Authority  than  would 
be  made  upon  a  private  landlord.   It  also  is  quite 
possible  that  some  of  the  complaints  by  tenants  had 
been  made  to  the  previous  nvner  but  were  ignored  and 
then  were  renewed  to  the  Redevelopment  Authority  after 
it  became  the  owner  of  the  property. 

However,  minimum  standards  must  be  maintained  in 
dwellings  in  which  families  are  living  even  though  those 
dwellings  are  scheduled  for  eventual  demolition. 

An  argument  may  be  made  that  the  Redevelopment 
Authority  does  too  much  for  its  tenants. 

But  it  must  be  remembered  that  the  tenants,  who 
are  asking  various  kinds  of  maintenance  service,  are 
being  uprooted  from  their  homes  in  order  that  the  com- 
munity as  a  whole  may  benefit  as  a  sounder,  healthier 
place. 
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The  tenants  are  being  forced  to  move  from  the 
neighborhoods  in  Which  they  live.  While  the  Rede- 
velopment Authority  hopes  to  achieve  a  reasonable 
medium  in  providing  maintenance  services  to  such 
persons,  it  would  prefer  to  be  accused  of  doing  too 
much  for  them  rather  than  not  enough. 

It  is  true  again,  as  the  audit  report  indicates, 
that  very  substantial  expenditures  have  been  made  by 
the  Redevelopment  Authority  to  eliminate  hazardous 
conditions  in  buildings  it  owned. 

As  far  as  the  Authority  can  see,  it  had  no  alter- 
native but  to  correct  such  conditions. 

These  conditions  have  at  times  existed  in  empty 
buildings  and  offered  a  hazard  to  adjoining  occupied 
buildings. 

When  a  fire  department  inspector  orders  a  hazard- 
ous condition  corrected  in  an  empty  building,  the 
Authority  complies  with  that  order.  To  have  disregarded 
such  an  order  would  have  been  a  dereliction  of  its  duty. 

It  would  appear  from  a  study  of  the  vouchers 
referred  to  in  the  Auditor's  report  that  the  charges 
for  the  service  performed  were  not  unreasonable  or 
exorbitant . 


■ 
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Moreover,  the  Redevelopment  Authority  has  no 
desire  or  intent  to  disregard  the  law  requiring  com- 
petitive bidding.  Wherever  possible  and  feasible, 
the  Authority  seeks  competitive  bids.  However,  it  is 
not  feasible  or  practicable  to  advertise  for  competitive 
bids  when  a  pipe  freezes  in  a  home,  a  short  circuit 
occurs  in  an  electric  wire  or  a  fire  inspector  orders 
rubbish  and  debris  remover1  immediately  from  a  building 
to  eliminate  a  fire  hazard. 

The  Redevelopment  Authority  regrets  that  its  staff 
members  were  not  provided  with  an  adequate  opportunity 
for  explaining  to  representatives  of  the  Auditor's 
office  why  many  of  the  conclusions  reached  in  the  audit 
report,  especially  in  this  connection,  were  inaccurate. 

The  members  of  the  Redevelopment  Authority  continue 
their  endeavor  to  fulfill  their  public  responsibility 
to  the  fullest  degree.  They  have  no  desire  to  engage 
in  a  controversy  with  the  State  Auditor  or  any  other 
agency.  However,  they  believe  the  people  are  entitled 
to  a  full  presentation  of  the  facts. 


' 
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A  detailed  reply  to  the  audit  report  was  submitted 
by  the  Development  Administrator  to  the  proper  officers 
of  the  Federal  Housing  and  Home  Finance  Agency  for 
their  review.  In  due  course  he  was  informed  that  the 
comments  in  the  reply  seem  to  adequately  answer  the 
findings  and  the  questions  raised  in  the  report  and 
that  further  Federal  comments  were  not  necessary. 


Rt.  Rev.  Monsignor  Francis  J.  Lally,  Chairman 
Stephen  E.  McCloskey,  Vice  Chairman 
James  G.  Colbert,  Treasurer 
Melvin  J.  Massucco 
John  P.  Ryan 
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Reply  to  the  Report  on  the  Examination  of  the  Accounts 
of  the  Boston  Redevelopment  Authority  Prom  October  4, 
1957  to  February  25,  1963,  prepared  by  the  State  Auditor 
and  Datad  August  16,  1963.  This  report  was  prepared  by 
the  BRA  staff  under  the  d.'  rection  of  BRA  Administrator, 
Edward  J.  Logue. 

The  proper  audit  of  a  public  agency  is  an  important 
public  service.  It  can  protect  the  interests  of  the 
citizens  and  taxpayers  by  seeing  to  it  that  public 
monies  are  properly  spent.  It  can  alert  the  agency 
involved  to  ways  andi  means  of  improving  its  operations 
in  order  that  it  may  better  serve  the  public.  The 
extensive  audits  of  the  Boston  Redevelopment  Authority 
conducted  by  the  Federal  Government  are  designed  to 
achieve  proper  objectives.  They  have  been  welcomed  by 
the  Authority. 

This  year  the  Authority  was  audited  for  the  first 
time  by  the  State  Auditor.  Though  urban  renewal  is 
quite  different  from  routine  government  operations,  this 
audit  report  makes  it  clear  that  the  Auditor's  office 
is  not  familiar  either  with  the  urban  renewal  process 
or  with  the  federal  regulations  which  closely  control 
all  BRA  operations. 
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Broad  charges  are  made  in  the  State  Audit  report 
about  lack  of  controls,  WcJte  and  inefficiency.  These 
charges  are  unsupported  by  the  audit  text.  In  fact, 
the  BRA  is  subject  to  vigorous  federal  controls  over 
all  phases  of  its  operations. 

With  no  wish  to  create  or  prolong  controversy, 
the  Authority  must,  in  fairness  to  the  citizens  of 
Boston  and  to  the  Federal  Government,  make  answer. 

The  audit  report  consists  of  17  pages  of  intro- 
duction and  statistical  data,  48  pages  of  notes  and 
comments  and  174  pages  of  financial  statements.  This 
reply  concerns  itself  with  the  48  pages  of  notes  and 
comments  and  follows  the  order  of  the  audit  report 
for  easier  cross  checking.  References  to  specfic 
charges  from  the  audit  report  are  single  spaced; 
the  replies  are  double  spaced. 
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1.  General  -  Fiscal  Controls 

The  audit  report  begins  by  charging  "extreme  laxity" 
with  respect  to  the  Authority's  financial  controls  and 
states  that  "certain  of  the  financial  records  of  the  BRA 
were  found  to  be  either  inadequate  or  non-existent." 

This  charge  is  the  first  of  many  broad  b«tt  unsupported 
allegations  which,  if  widely  believed,  would  tend  to 
undermine  public  confidence  in  the  BRA. 

The  audit  report  nowhere  specifies  the  financial 
records  found  to  be  "either  inadequate  or  non-existent." 
There  is  a  subsequent  allegation  that  certain  unspecified 
contracts  could  not  be  located. 

It  is  a  very  serious  matter  to  accuse  a  public  agency 
of  "extreme  laxity... in  the  expenditure  of  public  funds." 
This  general  charge  is  nowhere  supported  by  the  detail 
of  the  report.  The  charge  that  there  is  "almost  complete 
lack  of  control  over  expenditures"  is  not  true. 

The  facts  are  that  the  BRA's  financial  records  and 
controls  follow  stringent  federal  accounting  and  budget 
requirements  and  are  subject  to  careful  and  continuous 
review  by  the  Federal  Urban  Renewal  Administration  and 
federal  audit  control. 

The  regulations  and  requirements  cover  more  than 
fifty  pages  of  the  Federal  Urban  Renewal  Manual  and  are 
reported  in  more  than  a  score  of  specially  prepared  fiscal 
reporting  forms.  We  believe  the  best  answer  is  to  set 
forth  the  already  existing  federal  controls  on  BRA  expendi- 
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tures  in  some  detail. 

The  procedures  and  controls  with  respect  to  the 
expenditure  of  monies  which  are  imposed  by  the  Federal 
Government  upon  the  Boston  Redevelopment  Authority  as 
well  as  upon  all  local  public  agencies  involved  in 
Federally-aided  urban  renewal  programs  are  adhered  to 
by  the  Authority  ?nd  are  constantly  supervised  and  checked 
by  Federal  officials. 

An  outline  of  these  Feceral  procedures  and  require- 
ments and  supervision  provides  ample  indication  of  the 
degree  of  control  over  Boston  Redevelopment  Authority  ex- 
penditures continuously  and  constantly  exercised  by  the 
Federal  Governments 

Planning  Stage 

In  order  to  obtain  Federal  funds  to  begin  the  studies 
which  lead  to  a  well  planned  urban  renewal  project,  detailed 
application  for  such  funds  must  be  made  to  the  Federal 
Urban  Renewal  Administration.  Before  the  application  is 
accepted  for  approval  by  URA,  it  must  have  the  approval 
of  the  Boston  Redevelopment  Authority,  the  Boston  City 
Council,  and  the  Mayor. 

In  addition  to  the  information  contained  in  the  appli- 
cation concerning  such  matters  as  the  existence  of  blight 
in  the  area,  the  reasons  for  proposing  an  urban  renewal 
project,  and  the  general  program  contemplated,  details 
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with  respect  to  funds  requested  are  included. 

The  requirements  of  URA  respecting  the  proposed  use 
of  funds  are  as  follows; 

1.  Form  H-627,  Survey  and  Planning  Budget.  This 
form  sets  forth  the  totals  for  funds  programmed  for  the 
various  types  of  eligible  activities  during  the  survey 
and  planning  staro,  The  eligible  expenditures  are 
clearly  set  forth  in  the  Urban  Renewal  Manual,  which  is 
the  Federal  rule  book  for  local  public  agency  activities. 
(Copies  of  these  Federal  ru."  es  are  available  from  URA 

or  BRA.) 

2.  Federal  Form  H-630,  Local  Public  Agency  Staffing 
and  Salary  Schedule.  This  form  lists  by  title  the  types 
of  personnel  that  are  expected  to  be  assigned  to  work  on 
the  project,  the  salary  that  they  will  receive  and  the 
proportion  of  that  salary  that  is  expected  to  be  charged 
to  the  project  (in  the  event  that  they  work  on  more  than 
one  project.)  Essentially,  this  form  provides  supporting 
information  for  H-627. 

3.  Federal  Form  H-681,  Survey  and  Planning  Work 
Activities  To  Be  Performed  Under  Contract.  This  form 
lists  the  types  of  speciali~ed  services  that  are  proposed 
to  be  obtained  by  the  local  agency  under  third-party 
contracts  as  necessary  for  the  preparation  of  a  final  plan 
for  the  renewal  project.  This  form  also  provides  sup- 
porting information  for  H-627. 
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4.  A  Narrative  Stater  ?nt,  explaining  and  justifying 
the  costs  shown  on  H-627,  which  are  not  clarified  by 
forms  H-G30  and  H-681. 

Taken  together ,  the  forms  and  narrative  statement  de- 
scribed above  permit  a  thorough  analysis  of  the  proposed 
amount  and  use  of  the  funds  requested  to  plan  an  urban 
renewal  project. 

Once  the  funds  for  planning  a  project  have  been 
approved,  the  expenditures  of  the  Boston  Redevelopment 
Authority  are  subject  to  review  and  analysis  by  the  Fed- 
eral Government  on  a  regular  basis.  The  Federal  Audit, 
a  most  important  safeguard  against  the  improper  expendi- 
ture of  funds  by  a  local  public  agency,  is,  in  the  case  of 
Boston,  carried  out  on  a  continuing  basis.  From  September 
of  1961  until  March  of  1962,  Federal  Auditors  examined 
the  records  and  accounts  of  the  Boston  Redevelopment 
Authority.  Daily  supervision  of  Boston  Redevelopment 
Authority  accounts  by  Federal  Auditors  began  on  December 
13,  1962.  Prior  to  1961,  the  Federal  Audit  was  conducted 
on  a  regular  periodic  basis. 

Of  significant  importance,  moreover,  is  the  fact 
that  there  exist  additional  controls  required  by  the 
Urban  Renewal  Administration,  and  these  are  the  quarterly 
reports  on  costs  and  planning  progress. 
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Project  Execution  Stage 

When  the  planning  for  a  project  has  been  completed 
and  the  local  agency  is  prepared  to  move  into  the  project 
execution  stage,  a  detailed  application  for  Federal  finan- 
cial aid  is  prepared  and  a;  proved  by  the  Boston  Redevelop- 
ment Authority,  the  City  Council,  the  Mayor,  and  the 
Urban  Renewal  Acr.inistration. 

Since  the  activities  in  the  execution  stage  are 
much  more  complex  than  those  of  the  planning  stage,  the 
forms  which  are  required  by  the  Federal  Government  must 
be  submitted  in  even  greater  detail  than  the  fiscal  reports 
submitted  during  the  earlier  planning  stage.  These  forms, 
are: 

1.  Form  H-6220,  Project  Expenditures  Budget.  As  in 
the  Survey  and  Planning  Budget,  (Form  H-627)  this  form  sets 
forth  the  totals  of  funds  programmed  for  the  various  execu- 
tion stage  activities  and  i  3  related  to  the  eligible  ac- 
tivities detailed  in  the  Urban  Renewal  Manual. 

2.  Form  H-630,  Local  Public  Agency  Staffing  and 
Salary  Schedule.  This  is  the  same  form  and  serves  the 
same  purpose  as  in  the  survey  and  planning  stage. 

3.  Form  H-6121,  Data  Supporting  Project  Expenditures 
Budget .  This  form  provides  supporting  detail  for  the 
various  sub-items  that  go  into  the  totals  reflected  on 
Form  H-6220.  This  form  itself  is  supported  by  narrative 
explanation  of  certain  specific  cost  estimates. 
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As  is  the  case  during  the  survey  and  planning  period, 
the  Federal  Government  conducts  a  continuing  audit  of 
Boston  Redevelopment  Authority  activities  during  the 
project  execution  stage.  In  addition,  various  reports 
on  a  quarterly  or  monthly  basis  are  required.  These 
forms  are  designated  below: 

1.  Form  H-690,  Quarterly  Report  for  Financial  and 
Budget  Review.   This  form,  in  appropriate  detail  serves 
the  same  purpose  as  the  Report  on  Planning  Costs  (Form 
H-6160.)   It  provides  an  up-to-date  report  of  how  the 
funds  have  been  spent.  This  form  is  also  supported  by 

a  balance  sheet. 

2.  Form  H-6203,  Quarterly  Property  Management  Report. 
This  form  provides  detailed  information  on  the  activities 
of  the  agency  in  the  management  of  properties  it  has  ac- 
quired and  supports  the  information  contained  in  Form  H-690. 

3.  Forms  H-666,  Report  on  Relocation  of  Families  and 
Individuals  and  H-666A,  Report  on  Relocation  of  Business 
Concerns  and  Nonprofit  Organizations.  These  forms,  sub- 
mitted to  URA  on  a  monthly  basis  provide  information  on 
the  expenditures  of  relocation  funds  and  cumulatively 
support  the  costs  reflected"  on  Form  H-690. 

4.  Form  H-6000,  Quarterly  Physical  Progress  Report. 
This  report  reflects  the  accomplishments  of  the  Agency 
during  the  period  in  carrying  out  the  urban  renewal  project, 
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The  aforementioned  execution  stage  reports  cover 
every  facet  of  the  agency's  activities.  When  reviewed 
and  analyzed  together,  they  provide  a  clear  indication 
of  the  accomplishments  of  the  agency  and  the  expendi- 
tures made  to  produce  those  accomplishments. 

The  requirements  imposed  by  the  Federal  Government 
upon  a  local  agency  carrying  out  Federally-aided  urban 
renewal  activities  are  clearly  designed  to  assure  the 
proper  expenditure  of  the  public's  money.  To  meet  the 
requirements  of  the  Federal  Government  requires  a  great 
deal  of  fiscal  control.  Tl :a   Boston  Redevelopment  Authority 
conforms  to  all  Federal  regulations,  has  submitted  all  of 
the  fiscal  reports  listed  above,  as  required,  and  con- 
tinues to  comply  with  Federal  rules. 

Those  sections  of  the  Urban  Renewal  Administration 
manual  pertinent  to  fiscal  control  and  with  which  the 
Boston  Redevelopment  Authority  must  fully  comply  in 
order  to  continue  to  be  eligible  to  receive  Federal 
funds  are  listed  herewith: 

Chapters  15-1  through  15-4;  Sections  16-3-2; 
17-5-1  through  17-5-3;  18-1;  18-2;  30-1-1;  31-1-1 
through  31-2-4;  32-1  through  32-2;  and  Chapter  60. 
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Administrative  directives  pertinent  to  fiscal 
control  emanating  from  Federal  authorities  in  the 
form  of  LPA  (Local  Public  Agency)  Letters,  which  are 
tantamount  to  administrative  directives,  are  Letters 
#235  and  #266. 
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2.   General  -  Number  of  projects  in  the  "construction 
stage" 

The  audit  report  includes  a  statement  to  the  effect 
that  "only  two  project  areas  have  reached  the  construction 
stage. " 

The  audit  report  apparently  did  not  take  into  considera- 
tion the  fact  that  more  than  $50  million  in  construction 
already  is  under  way  in  Government  Center  or  the  firm 
commitments  backed  by  detailed  drawings  for  $50  million 
more.   In  addition  work  is  under  way  on  a  $2.8  million 
relocation  housing  project  in  Washington  Park  and  two  more 
such  projects  will  soon  be  started.  The  construction  on 
these  projects,  plus  the  BRA  processed  and  approved 
Prudential  Center,  is  proof  of  how  much  can  be  accomplished 
by  a  community  working  together.  The  remaining  private 
office  sites  in  Government  Center  and  the  recently 
announced  developments  for  the  waterfront  project  add  up 
to  another  $100  million. 

The  BRA  can  be  proud  of  the  essential  role  it  has 
played  in  the  New  Boston.  The  program  for  the  New  Boston 
will  continue  to  create  thousands  of  new  construction 
jobs  and  thousands  of  supporting  jobs  every  year  for 
many  years  to  come. 
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3„   Parking  Lot  Operations 

Criticism  of  the  renta?  of  land  by  the  BRA  for  the 
operation  of  parking  lots  is  contained  in  the  State  audit 
report . 

The  facts  concerning  this  matter  are  as  follows: 

Some  of  the  cleared  land  owned  by  the  BRA  has  been  used 
for  interim  parking,  principally  to  replace  former  parking 
lots  within  project  areas  which  were  discontinued  because 
of  development  activities.   It  is  a  matter  of  record  that 
there  are  fewer  parking  lots  and  that  a  smaller  land  area 
is  being  used  for  parking  purposes  than  before  the  project 
areas  were  taken  by  the  BRA. 

In  virtually  every  case,  the  land  now  being  used  for 
parking  was  licensed  to  former  parking  operators  whose 
lots  had  to  be  closed  down  t acause  of  BRA  work. 

The  audit  report  maintains  that  when  the  BRA  leases 
a  parking  lot,  it  should  do  so  on  the  basis  of  open 
competitive  bids. 

It  has  been  the  policy  of  the  BRA  to  allow  parking 
space  operators  to  continue  in  business  until  their  land 
was  actually  needed  for  development  purposes.   They  have 
been  charged  either  the  same  rental  they  were  paying 
before  the  BRA  assumed  ownership  of  the  property  or,  if 
they  had  owned  the  property,  were  charged  a  fair  rental 


s 


-13- 
determined  by  the  Real  Estate  Officer,  based  upon  two 
independent  appraisals  of  the  property. 

When  it  has  been  necessary  to  force  a  parking  space 
operator  to  close  down,  efforts  have  been  made  to  make 
other  land  available  for  temporary  periods  to  such 
operators.  The  Redevelopment  Authority  is  imposing  a 
hardship  on  the  parking  spa  ;e  operators  by  eventually 
putting  them  out  ox   business  and  the  Authority  has  felt 
that  it  should  ease  that  hardship  where  possible. 

It  would  seem  totally  unfair  for  the  BRA  to  assume 
ownership  of  a  parking  lot  and  then  ask  for  competitive 
bids  which  might  wsll  result  in  evicting  a  parking  space 
operator  before  it  was  necessary  to  oust  him.   It  is  the 
Authority's  policy  to  allow  all  businesses  to  continue 
pperating  until  their  property  is  required  to  be 
redeveloped. 

It  is  untrue  that  the  interim  use  of  land  for  parking 
has  "delayed  construction  of  taxable  property"  and  has 
cost  the  city  a  "loss  in  tax  revenue." 

No  delays  whatever  in  construction  have  been  caused 
by  the  use  of  interim  land  for  parking.  Thousands  of 
dollars  in  revenue  have  accrued  to  the  city  by  the  use 
of  vacant  land  for  parking. 
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The  operators  of  these  parking  areas  are  not  "favored 
operators."  They  are  previously  established  operators 
upon  whom  the  redevelopment  program  has  imposed  a  hardship 
and  who  eventually  will  be  put  out  of  business  by  the  BRA. 

The  alternative  to  leasing  cleared  land  for  parking 
would  be  to  allow  it  to  lie  fallow  until  needed  for 
construction,  thereby  losing  revenue,  contributing  to 
congestion  and  incurring  laxge  expenditures  for  securing 
these  areas  by  guard  rails,  chain-link  fences  or  paid 
patrol  guards  in  order  to  prevent  trespassers  and  scofflaws 
from  using  these  cleared  areas  and  exposing  the  Authority 
to  greater  insurance  liability  and  increased  premiums  on 
the  required  public  liability  insurance  coverage. 

The  audit  report  criticizes  the  Authority  for  charging 
inadequate  and  inconsistent  rental  charges  for  the  parking 
lots  and  garages  listed  on  Page  53  of  the  report. 

Two  of  the  lots  referred  to  (Lowell  Street  and 
Dock  Square)  are  operated  by  Fitz-Inn  Auto  Park.   One 
is  located  at  the  corner  of  State  Street,  Congress  Street 
and  Dock  Square;  the  other  rn  Scollay  Square.   The  Fitz- 
Inn  Company  occupied  both  lots  prior  to  acquisition  by 
the  Authority.   The  lot  at  State  and  Congress  Streets 
was  owned  and  operated  by  Fitz-Inn.   The  lot  contained 
15,527  square  feet.   Fitz-Inn  leased  out  approximately 
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6,660  square  feet  of  this  lot  to  the  State  Street  Bank 
and  Trust  Company  for  $30,000.00  per  year.  This  was  at 
the  rate  of  approximately  $4.50  per  square  foot  of  land 
area.  The  lot  in  Scollay  Square  was  leased  by  Fit z- Inn 
from  the  former  owner  at  a  rental  approximately  $1.37 
per  square  foot. 

The  difference  in  the  rentals  paid  for  these  two  lots 
is  explained  very  simply:   one  is  far  more  valuable  than 
the  other  and  consequently  will  command  a  substantially 
higher  rental.  The  Authority  recognized  this  difference 
in  value  and  rated  the  lots  accordingly. 

In  answer  to  the  audit  report's  charge  that  the 
Authority  could  conceivably  have  received  double  the  income 
from  the  lots  and  garages  if  the  lots  were  leased  under 
competitive  bidding  procedures,  it  is  submitted  that  a 
comparison  of  the  income  from  open  air  parking  lots 
leased  by  the  City  of  Boston  under  competitive  bidding 
conditions  and  income  received  from  the  Authority  lots 
and  garages  demonstrates  conclusively  that  the  Authority 
has  exercised  prudent  management  of  these  properties. 
Listed  below  is  pertinent  data  on  the  downtown  open  air 
parking  lots  leased  by  the  city  and  the  lots  in  the 
Government  Center  area  rented  by  the  Authority. 


Rental  Rate 

Rental 

Per 

Sq.  Ft. 

48,242.40 

1.52 

21,792.00 

.94 

48,000.00 

1.56 

48,240.00 

1.26 

18,672.00 

.98 

23,245.00 

.36 
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CITY  OWNED  LOTS 

Address  Sq.  Ft.  Area 

Clinton  Street 

Market  District       31,697 

Cross  &  Commercial 

Market  District       23,000 

Atlantic  Ave.   &  Con- 
gress S.St at ion  Area     30,747 

Pearl  &  Franklin  Sts.   38,378 

Purchase  St.,  High  St. 

&  Atlantic  Ave,       19,000 

No, St at ion, Causeway  St.  65,000 

B.R.A.  OWNED  LOTS 

4-26  Friend  Street 

Market  District        7,806        9,600.00       1.23 
Dock  Sq.,State  & 

Congress  15,527       48,000.00       3.10 

Scollay  Sq.(Fitz-~nn)   23,  ,19       26,400.00       1.37 
Scollay  Sq. (Bowdoin 

Amusement)  25,500       30,600.00       1.20 

Cambridge  &  Somerset  St. 

(Scollay  Sq.  Area, 
Brattle  Sq.  Area)     10,886       16,800.00       1.44 

It  is  noteworthy  that  the  lots  owned  by  the  Authority 
were  rented  on  a  temporary,  month-to-month  basis  in  an 
urban  renewal  area  with  all  the  attendant  problems  and 
uncertainties  of  falling  buildings,  declining  business  and 
residential  population,  street  closings,  subway  construc- 
tion, etc.,  whereas  the  city  lots  were  rented  with  the 
protection  and  security  of  a  one-year  lease  in  centrally 
located  and  well-established  downtown  areas. 
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The  lot  at  Pearl  and  Franklin  Streets,  which  rented 
for  $1.26  per  square  foot,  is  considered  one  of  the 
choicest  sites  in  downtown  Boston.  The  British  Properties 
are  now  erecting  a  $30,000/00  building  on  the  site.   It 
is  far  superior  to  all  of  the  sites  in  the  Government 
Center  area  from  the  standpoint  of  location,  size,  shape 
and  value,  yet  rented  for  less  per  square  foot  than  many 
of  the  lots  in  the  comparative  wasteland  of  Scollay  Square, 

The  proposal  in  the  audit  report  that  the  operators 
of  the  lots  should  pay  something  in  lieu  of  taxes  in 
addition  to  the  monthly  payment  is  difficult  to  accept 
in  the  face  of  the  foregoing  facts.  The  lease  payments 
made  by  the  operators  of  city-owned  lots  constitute  the 
full  payment  for  the  use  of  the  land.  They  do  not  pay 
anything  in  lieu  of  taxes  and  yet  some  of  their  rates  per 
square  foot  are  less  than  Authority  rates. 

A  reference  to  the  stu  ies  made  by  the  National 
Institute  of  Heal  Estate  Brokers  and  contained  in  the 
publication  "Percentage  Leases,"  a  copy  of  which  is 
available  in  the  BRA  office,  would  make  it  readily 
apparent  that  the  operators  of  the  Authority  lots  cannot 
afford  to  pay  higher  rates.  The  information  in  this 
publication  will  show  that  the  Authority  rental  rates 
reflected  as  a  percentage  of  the  gross  receipts  for 
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parking  are  generally  higher  than  indicated  for  downtown 
parking  lots  in  various  parts  of  the  country.  The  majority 
of  the  parking  lots  listed  :  n  the  publication  are  rented 
at  50%  of  gross  receipts  or  less.  Of  the  twenty  lots  and 
garages  listed,  only  four  pay  in  excess  of  50%  of  gross 
receipts  for  rent. 

Available  figures  in  the  Authority  files  will  show 
that  the  lot  at  Congress  Street,  State  Street  and  Dock 
Square  operated  by  Fit z- Inn  is  rented  for  approximately 
68%  of  the  gross  receipts.  The  charge  for  the  lot 
operated  by  the  Brattle  Co.  in  Scollay  Square  averaged 
60%  of  gross  receipts  for  the  first  seven  months  of 
operation  and  over  75%  for  the  month  of  July,  1963.  The 
lot  operated  by  the  Bowdoin  Amusement  Co.  in  Scollay 
Square  was  charged  at  the  r  te  of  approximately  67%  of 
gross  receipts  for  the  period  January  through  March, 
1963.  The  charge  was  reduced  to  60%  of  gross  receipts 
on  April  1,  1963.   The  lot  at  4-26  Friend  Street  was 
charged  at  the  rate  of  approximately  58%  of  gross 
receipts.  The  Chardon  Motor  Mart  was  charged  at  the 
rate  of  over  50%  of  gross  receipts  when  the  Authority 
acquired  the  property.  Subsequently,  when  the  earnings 
were  reported  by  a  CPA,  the  rate  was  reduced  to 
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approximately  33  1/3%  of  gross  receipts,  which  approximates 
the  charge  indicated  by  information  contained  in  "Percentage 
Leases."   The  original  $7000  monthly  charge  for  the 
Bowdoin  Square  Garage  computed  to  approximately  60%  of 
gross  receipts  from  parking  reported  by  a  CPA.  The 
charge  was  subsequently  reduced  to  approximately  35%  of 
gross  receipts,  which  is  in  line  with  the  averages  shown 
in  "Percentage  Leases." 

The  statement  in  the  audit  report  that  the  income 
received  by  the  Authority  from  these  lots  could  possibly 
be  doubled  if  leased  under  competitive  bidding  is  not 
borne  out  by  these  facts. 
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4#  New  York  Streets  -  Sale  of  Land 

The  audit  report  criticizes  the  Authority  for  having 
sold  land  in  the  New  York  Streets  area  "for  less  than  10% 
of  its  cost  to  the  BRA." 

A  lack  of  understanding  of  the  urban  renewal  process 
is  reflected  in  the  statistical  observation  that  the  land 
in  the  New  York  Streets  area  was  sold  for  less  than  10%  of 
its  cost  to  the  BRA.  All  land  taken  by  the  BRA  and  clearer1 
is  ultimately  scld  at  a  fraction  of  its  cost;  this  is  a 
principal  way  in  which  it  carries  out  the  functions  prescribed 
in  law  for  urban  renewal  agencies. 

Few  would  question  the  substandard  character  of  the 
New  York  Streets  area,  yet  the  BRA  by  law  must  pay  the  fair 
value  for  all  the  property  it  acquired  there.  This  value 
is  determined  by  independent  appraisers  whose  work  is 
reviewed  by  the  Federal  Urban  Renewal  Administration.  After 
the  occupants  have  been  relocated  and  the  property 
demolished,  the  cleared  land  is  ready  for  redevelopment 
under  the  controls  of  the  approved  plan.  The  purpose  of 
these  controls  or  restrictions  is  to  prevent  the  recurrence 
of  substandard  conditions.  The  value  of  the  cleared  land  is 
established  by  two  independent  appraisals. 

The  report  is  worded  in  a  misleading  manner  which 
would  imply  that  the  Authority  suffered  an  unexpected  loss 
or  that  it  had  expected  to  sell  the  land  at  cost. 
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5,  West  End  -  Leasehold  Agreement 

Terms  of  the  leasehold  agreement  are  considered  in  the 
audit  report  to  be  too  favorable  to  the  developer  in  that 
land  is  held  for  the  developer  for  an  indefinite  period, 
Unleased  land  is  also  withheld  from  the  City  tax  rolls , 
the  report  states. 

Construction  of  multi-building  developments  must  be 
developed  in  stages  in  accordance  with  the  marketability 
requirements.   Construction  of  all  the  new  buildings  cannot 
begin  at  the  same  time  because  private  investors  will  not 
invest  until  the  market  is  tested,  and  lending  institutions 
will  not  make  loans  or  grant  mortgages  unless  construction 
is  staged  in  accordance  with  the  ability  of  the  market  to 
absorb  the  units  us  they  are  built.  This  is  a  basic  economic 
fact  in  real  estate  development  and  is  universally  under- 
stood.  Neither  the  lending  institutions  nor  the  FHA  would 
entertain  the  development  and  the  construction  of  12 
apartment  buildings  containing  2400  units  on  a  simultaneous 
construction  schedule  or  on  an  unsound  or  unfeasible 
schedule  of  construction  stagging.   It  should  be  borne  in 
mind  that  the  Authority  made  its  eminent  domain  taking  on 
April  23,  1958.   On  this  date  there  were  approximately  2555 
families  to  be  relocated  before  the  buildings  could  be 
demolished  and  the  site  improvements  installed.  The  Auth- 
ority executed  a  Leasehold  Agreement  on  November  23,  1959, 
for  the  delivery  of  6  parcels  with  stages  of  delivery  one 
year  apart. 
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It  was  a  creditable  achievement  in  that  the  first 
parcel  containing  5  acres  was  delivered  on  March  7,  1960, 
four  months  after  the  Leasehold  Agreement  was  executed  and 
less  than  2  years  after  the  eminent  domain  taking.   The 
relocation  of  the  families  and  the  demolition  of  the  buildings 
and  the  preparation  of  the  parcel  for  delivery  were 
accomplished  in  less  than  two  years.  This  was  a  considerable 
accomplishment.   Two  apartment  buildings  containing  477 
dwelling  units,  costing  approximately  more  than  $12  million, 
were  completed  on  the  first  parcel  and  ready  for  initial 
occupancy  by  March,  1962. 

The  fact  that  the  Authority  is  holding  the  area  for 
the  exclusive  use  of  the  c^veloper  is  justified  by  the 
fact  that  it  is  economically  impossible  to  develop  any  large 
project  such  as  this  except  in  stages  consistent  with  the 
ability  of  the  market  to  absorb  the  units  as  they  are  built, 
and  therefore,  the  remainder  of  the  project  area  could  not 
be  redeveloped  sooner  for  its  approved  use  by  any  other 
developers • 

Moreover,  the  internationally  famous  architect,  Victor 
Gruen,  who  designed  the  West  End  Site  Plan,  created  a 
concept  of  5  residential  complexes  connected  together  by  a 
spinal  pedestrian  way  with  no  intersecting  or  through  streets 
traversing  the  area. 
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The  architectural  concept  was  designed  for  the  entire 
project  area.   The  developers  posted  a  substantial  bond  of 
$100,000,  committing  them?  alves  to  complete  the  entire 
project  area  as  conceived.   The  lending  institutions  and  the 
FHA  insisted  that  the  entire  area  be  cleared  and  reserved 
for  development  in  accordance  with  the  over-all  plan  prior 
to  investing  in  and  insuring  the  first  complex.   Otherwise 
the  existence  of  substandard,  deteriorated  structures  adjacent 
to  the  new  construction  would  have  an  adverse  influence  on 
the  marketability  of  the  stages  as  they  are  developed. 
In  all  of  this,  the  BRA  follows  required  Federal 
regulations  and  necessary  real  estate  practices  in  use 
universally. 
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6«  West  End  -  Developer '  l-   Finances 

A  charge  is  made  in  the  audit  repor  to  the  effect 
that  the  West  End  developer  appears  to  have  a  "lack  of 
adequate  finances." 

This  is  an  erroneous  expression  of  opinion,  not  an 
audit  finding.  The  statement  "lack  of  adequate  finances" 
is  unfounded,  as  far  as  the  BRA  is  aware.  The  audit  wrongly 
connects  together  "lack  of  finances"  with  the  FHA  "occupancy 
criterion." 

It  draws  a  conclusion  that  if  the  second  complex  were 
not  insured  by  the  FHA  because  the  first  complex  is  not 
rented  or  occupied  at  an  arbitrary  percentage,  then  it  must 
follow  that  this  neans  that  the  developer  did  not  have 
adequate  finances .   The  d.  veloper ' s  financial  resources , 
would  not  by  themselves  increase  the  percentage  of  occupancy. 

Financing  procedures  in  lending  institutions  indicate 
that  unless  FHA  agrees  to  grant  a  mortgage  insurance  commit- 
ment, lending  institutions  will  not  invest  in  the  mortgages. 
If  FHA  will  not  give  an  insurance  commitment  on  the  second 
building  because  the  first  building,  which  is  being  tenanted, 
has  not  yet  attained  a  certain  percentage  of  occupancy,  this 
certainly  does  not  nean  that  the  developer  is  unable  to 
continue  because  of  "lack  of  adequate  finances." 
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7.   West  End  -  Lease  vs.  Sale  of  Land 

The  audit  report  questions  the  advisability  of  leasing 
land  to  the  West  End  developer. 

Federal  and  State  law  i ermit  urban  redevelopment  authori- 
ties to  lease  land  as  well  as  to  sell  it.   In  this  case,  the 
leasehold  income  is  more  than  sufficient  to  offset  the  inter- 
est charges  on  the  BRA  borrowings.  There  is  no  loss  to  the 
City  or  the  BRA. 
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8.  West  End  -  Boston  Edison  Company  Easement 

The  audit  report  states  that  "on  February  11,  I960,  the 
Boston  Edison  Company  paid  to  the  BRA  $43,800.00  for  an  ease- 
ment agreement  for  forty-seven  years  under  which  the  utility 
company  was  granted  rights  and  easements  to  repair,  renew  and 
maintain  steam  lines  of  the  company  in  the  project  area.  This 
money  was  placed  in  deposit  by  the  BRA  in  an  escrow  fund  to 
be  paid  to  the  Developer  upon  his  completion  of  installation 
of  lateral  wiring  from  the  streets  or  public  ways  to  the 
electrical  vaults  of  the  various  residential  complexes.   In 
view  of  the  fact  that  the  BRA  had  basic  easement  rights,  it 
is  not  clear  why  all  of  this  money  was  set  aside  for  the  De- 
veloper." 

This  transaction,  though  quite  complicated,  is  one  which 
was  resolved  in  the  public  interest. 

The  audit  statement  indicates  a  complete  misunderstand- 
ing of  the  facts  in  this  situation.   The  facts  are  as  follows: 
The  original  redevelopment  plan  for  the  West  End  Project  con- 
tained through  streets  which  traverse  the  project  area  running 
from  Cambridge  Street  through  to  Allen  Street  and  to  Lowell 
Street,  and  another  street  connecting  Allen  Street  to  the 
above-mentioned  street.  At  the  time  of  the  eminent  domain 
taking  tl  :e  existed  Edison  Steamlines  located  in  the  former 
West  End  Streets  under  a  revocable  license  from  the  City  of 
Boston.  The  new  proposed  streets  under  the  redevelopment 
plan  would  have  involved  only  iciaor  alterations  to  relocate 
the  Edison  Steamlines  out  of  the  discontinued  streets  into 
the  new  street  network.  Under  the  revised  development  plan 
no  through  streets  were  proposed  in  the  West  End  Project  Area, 
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which  resulted  in  a  net  increase  in  the  amount  of  land  to  be 
sold  to  the  developer,  (amounting  to  54,000  square  feet)  be- 
cause there  was  less  land  c jvoted  to  streets.   This  also 
meant  that  the  City  would  have  less  streets  to  maintain  and 
remove  snow  from.  However  the  revisions  of  the  street  sys- 
tem within  the  project  area  meant  that  the  Edison  Steamlines 
would  have  to  be  relocated  around  the  periphery  of  the  project 
area,  namely  fro.j  Lowell  Street  to  Charles  Street  to  Allen 
Street  in  order  to  continue  to  service  the  Massachusetts 
General  Hospital.  The  Boston  Edison  Company  informed  the 
BRA  that  the  relocation  of  the  steamlines  around  Charles 
Street  would  cost  over    half  million  dollars,  which  of 
course  would  be  borne  by  the  rate  payers  of  the  Boston  Edi- 
son Company.   The  Edison  Company,  therefore,  in  the  public 
interest,  vigorously  requer -ed  that  the  Authority  permit  the 
Edison  Steamlines  to  continue  in  the  project  area  with  minor 
alterations  where  there  might  be  conflict  with  the  location 
of  buildings  under  the  new  site  plan.  The  Edison  Company 
agreed  to  pay  fair  market  value  for  these  easements  for  this 
purpose.   It  should  be  remembered  that  previously  under  the 
City  of  Boston  policy  no  easements  are  granted  in  public 
streets.  Municipalities  merely  grant  revocable  licenses  in 
public  rights-of-way  which  are  revoked  when  a  street  is  va- 
cated officially. 
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On  the  other  hand,  the  developers,  Charles  River  Park, 

contended  that  under  the  new  plan  they  were  buying  more  land 
and  were  not  receiving  the  same  amount  of  site  improvements 
because  there  were  less  streets  involved.  They  further  con- 
tended that  the  existence  of  any  permanent  easement  depreci- 
ates the  value  of  land  and  limits  the  use  of  land  because  the 
developer  is  restricted  from  building  over  the  easements.   The 
developer  also  Maintained  that  if  the  price  of  the  land  with- 
out any  easements  or  restrictions  and  with  better  street  and 
utility  accommodations  was  previously  valued  at  $1.35  per 
square  foot,  then  the  land  obviously  was  not  worth  the  same 
amount  of  money  if  it  was  to  be  restricted  by  easements  and 
is  not  served  as  efficiently  by  proximity  to  nearby  public 
streets  containing  main  utility  lines  to  which  the  developer 
can  tie  into  with  lesser  installation  costs. 

Another  situation  developed  as  the  result  of  the  revised 
plan  with  respect  to  the  Edison  Company.   Under  existing  DPU 
regulations,  the  Edison  Con  iany  has  the  option  to  install 
electrical  service  lines  in  any  street  which  abuts  a  parcel 
of  land  so  that  in  effect  the  Edison  Company  could  insist  on 
placing  its  new  service  lines  on  the  periphery  of  the  West 
End  parcel  which  would  require  the  developer  to  absorb  a 
greater  expense  in  order  to  connect  with  the  main  lines.   It 
should  be  remembered  when  the  former  West  End  Streets  were 
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dis continued,  the  license  for  all  the  private  utility  lines 

were  revoked  and  had  to  be  relocated.  The  problem  which  de- 
veloped at  this  point  was  -  What  is  the  value  of  land  with 
or  without  an  easement  for  Edison  Steamlines  underground? 
Another  element  was  injected  into  the  specific  situation. 
The  development  of  the  buildings  by  the  Charles  River. Park 
would  require  the  installation  of  electrical  vaults  in  each 
residential  comp-.^  or  a  total  of  5  vaults.  The  question  of 
whether  the  Edison  Company  supplies  the  vaults  or  the  private 
developer  pays  for  these  himself  is  a  moot  issue  and  varies 
from  jurisdiction  to  jurisdiction  and  varies  under  the  same 
utility  company.  The  best  Information  indicates  that  this 
is  a  situation  that  is  covered  by  negotiation  and  varies  from 
development  to  development,  depending  on  many  other  circum- 
stances. Therefore,  Charles  River  Park  could  not  insist,  as 
matter  of  right,  that  the  Edison  Company  install  the  vaults. 
The  Edison  Company  could  not  be  compelled  or  required  to 
install  the  vaults.  Charles  River  Park,  under  the  revised  plan 
was  confronted  with  much  larger  expenditures  for  private  lat- 
eral utility  connections,  connecting  with  the  main  lines  in 
the  periphery  streets,  in  order  to  bring  private  utility 
services  into  their  property  for  use  by  the  tenants. 

All  of  the  above  factors  supported  and  established  Charles 
River  Park's  contention  that  the  price  of  the  land  under  the 
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revised  plan  should  be  reduced  to  allow  for  these  additional 
costs  and  restrictions,  such  as  the  easement.  After  consid- 
erable discussions  and  conferences  with  the  Edison  Company 
and  Charles  River  Park  and  the  Federal  HHFA  officials,  the 
Authority  proposed  a  solution  which  was  put  into  effect  as 
follows  s 

1.  Price  of  the  land  would  not  be  reduced  to  Charles 
River  Park,  in  spi^e  of  the  additional  costs  and  restrictions, 

2.  Charles  River  Park  would  put  in  its  own  electric 
vaults  in  each  complex. 

3.  The  Edison  Company  would  make  minor  alterations  in 
its  steamlines  to  :.*elocate  them  where  there  was  a  conflict 
with  the  location  of  buildings  under  the  site  plan. 

4.  The  Edison  Company  would  receive  a  permanent  ease- 
ment for  47  years  from  the  Redevelopment  Authority  in  return 
for  $43,800  to  be  held  in  escrow  for  transmittal  to  Charles 
River  Park  in  5  installments  after  Charles  River  Park  had 
installed  the  electric  vaults  in  each  complex  as  it  is  being 
developed.  The  amount  of  money  to  be  paid  for  the  easement 
amounting  to  $43,800  was  the  cost  for  the  installation  of  the 
5  electric  vaults  as  estimated  and  agreed  to  by  the  engineers 
of  the  Authority,  Charles  Fiver  Park  and  the  Boston  Edison 
Company.   In  arriving  at  this  solution  the  Authority  solved 
the  following  problems  satisfactorily: 
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1.  The  amount  of  depreciation  in  the  value  of  the  land 
because  of  the  easement  restriction  and  the  additional  utility 
cost  to  the  redeveloper. 

2.  The  Authority  served  the  public  interest  by  prevent- 
ing an  expenditure  of  over  one-half  million  dollars  on  the 
part  of  the  Edison  Company  which  would  have  been  reflected 

in  the  rates  charged  by  the  Edison  Company  and  would  have  to 
be  borne  by  the  rate  payers,  namely  the  general  public. 

In  conclusion,  it  should  be  understood  that  the  Authority 
maintained  its  purchase  price  and  prevented  a  loss  in  the  re- 
covery value  of  the  land,  prevented  a  very  large  expenditure 
of  funds  by  a  utility  company  resulting  in  a  substantial  sav- 
ing to  the  public  and  brought  about  an  amicable  settlement  be- 
tween a  utility  company  and  developer  with  respect  to  the  in- 
stallation of  electrical  equipment. 
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9.  West  End  -  Developer  in  Default 

The  audit  report  questions  whether  the  West  End 
developer  will  meet  his  obligations  to  take  over  par- 
cels of  land  on  scheduled  dates. 

These  are  erroneous  expressions  of  opinions,  not 
audit  findings.  Obviously,  it  is  a  matter  for  legal 
determination  as  to  whether  the  developer  is  in  default. 
Comments  made  with  respect  to  other  points  in  this  audit 
clearly  establish  the  fact  that  the  delays  in  delivery 
have  been  due  to  marketability  conditions  and  FHA  policy 
and  procedures,  and  further,  because  of  the  fact  that 
for  physical  reasons,  the  Authority  was  unable  to 
deliver  one  of  the  2  parcels  on  the  scheduled  date  of 
delivery  as  the  Jewish  Family  Welfare  Services  encountered 
serious  problems  in  reloc  ition ,  and  the  Retina  Founda- 
tion could  not  be  relocated  until  its  new  building 
was  completed. 
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10.  Washington  Park  -  Groundbreaking  Date 

Groundbreaking  for  the  Academy  Homes  development 
in  Washington  Park  took  place  on  May  10,  1963.   The 
state  audit  mentions  that  the  formal  vote  by  the  BRA 
on  this  matter  took  place  on  May  15,  1963. 

The  wording  of  the  rej  ort  is  such  as  to  suggest 
that  there  is  something  wrong  with  this  procedure. 
Actually,  there  was  and  is  nothing  either  illegal  or 
inappropriate  in  the  procedure. 

The  facts  are  these: 

First,  the  urban  renewal  plan  for  the  project, 
approved  by  the  Boston  Redevelopment  Authority  on 
January  16,  1963,  passed  by  the  City  Coundil  on  Feb- 
ruary 18,  1963,  approved  by  the  Mayor  on  February  26, 
1963,  and  by  the  U.  S.  Housing  and  Home  Finance  Agency 
on  April  30,  1963,  provided  (1)  for  the  inclusion  of 
the  Notre  Dame  Academy  property  within  the  perimeter 
boundaries  of  the  project  ccea,  and  (2)  for  the  acqui- 
sition of  this  property  by  the  Authority  for  clearance 
and  reconstruction  in  the  form  of  moderate- density 
housing  for  displaced  families  of  low  and  moderate 
income. 

Second,  on  April  27,  1963,  the  Authority  held  a 
public  hearing  under  the  provision  of  Chapter  121-A 
of  the  Massachusetts  General  Laws  on  the  application 


. 


■ 
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of  BUSE  Boston,  Inc.,  for  the  construction  of  such 
relocation  housing  in  fu  1  conformity  with  the  terms 
of  the  approved  urban  renewal  plan. 

The  developer  secured  permission  for  Notre  Dame 
Academy  to  begin  construction  of  a  model  unit  on  the 
property  in  advance  of  BRA  acquisition.  The  urban 
renewal  plan,  including  the  proposed  acquisition  of 
the  site  for  this  use,  had  already  been  approved. 
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11.  Cost  to  the  Commonwealth  of  the  Boston 
Renewal  Program 

The  BRA, according  to  the  audit  report, 
is  unaware  of  the  potential  cost  of  the  Boston 
renewal  program  to  the  Commonwealth,  estimated 
by  the  auditors  to  be  $37,685,000.00. 

The  BRA  has  repeatedly  made  clear  publicly 
its  awareness  of  the  need  for  additional  state 
funds  if  the  full  Boston  program  is  to  be 
carried  out. 

The  audit  repor'-  description  of  the 
Development  Program' 3  source  of  funds  is  so  worded 
that  it  implies  the  BRA  has  not  made  public  the 
fiscal  impact  of  the  program.  The  fact  is  that 
on  four  separate  occasions  in  the  past  15  months, 
costs  and  financing  of  the  program  have  been 
publicized,  and  on  two  occasions  the  Development 
Administrator  underlined  the  eventual  need  for 
additional  state  renewal  appropriations  if  the 
Boston  program  is  to  be  accomplished. 

In  June,  1962,  the  Development  Administrator's 
statement  of  progress  on  the  Workable  Program-- 
Boston's  Workable  Program  for  Community  Improve- 
ment  1962  ~  estimated  the  State  contribution 


• 


-36- 

needed  if  all  projects  were  eventually  under- 
taken at  $26  million. 

In  January,  1963,  the  Development  Administrator 
sent  the  City  Council  a  7-page  letter  in  which 
he  discussed  the  financing  of  urban  renewal  and 
emphasized  that: 

•Chapter  643  of  the  1962  Acts  authorized 
a  fund  of  #30  ir.  Ill  ion  and  annual  appropria- 
tions of  $1.5  million.  This  estimate  was 
arrived  at  on  the  basis  of  payments  the 
Commonwealth  expected  to  be  required  to 
make  on  projects  then  programmed. 

"As  the  renewal  program  expands  and 
accelerates  in  the  cities  and  towns  of  the 
State  an  increase  in  the  amount  of  the  fund 
will  be  required  if  the  Commonwealth  is  to 
carry  out  its  commitments." 


•-.   •  -  *  4  . 


In  March,  1963,  the  City  Council  was  presented 
with  the  table  which  the  Auditor  has  incorporated 

in  his  report. 

In  July,  1963,  the  City  Council  was  again  in- 
formed of  the  program's  cost.  The  Development 
Administrators  memc  randum  of  July  10  broke  down 
the  State's  share  between  that  actually  required 
for  projects  in  or  about  to  be  in  loan  and  grant 
and  that  estimated  for  projects  still  in  various 
planning  stages. 


. 
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At  the  same  time  this  memorandum,  the  Devel- 
opment Administrator  was  careful  to  point  out 
that: 

"Failure  on  the  part  of  the  General 
Court  to  provide  a  matching  share  of  the 
local  cost  of  urban  renewal  will  mean  that 
the  program  would  have  to  be  cut  back  or 
stretched  out.  The  inevitable  consequence 
will  be  that  blight  will  spread  rather  than 
be  eliminated.   I  am  sure  that  no  member 
of  the  General  Court  would  wish  to  see  that 
happen.  I  am  confident  that  with  the  re- 
sults which  will  be  obrained  in  the 
projects  approved  to  date,  particularly 
Washington  Park  and  Government  Center, 
the  benefits  of  urban  renewal  will  be 
obvious  indeed." 

It  is  evident  from  this  record  that  city 
officials  have  been  kept  informed  of  both  the 
impact  of  the  urban  renewal  program  and  the  need 
for  added  State  appropriations  if  the  entire  task 
is  to  be  accomplished. 

It  is  also  apparent  that  the  Redevelopment 
Authority  has  a  continuing  responsibility  for 
estimating  the  eventual  State  contribution  needed 
for  Boston's  renewal.  The  $30  million  limit  was 
established  by  the  General  Court  on  the  basis  of 
a  1962  estimate  of  the  need  as  it  then  existed 
throughout  the  Commonwealth. 
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Copies  of  the  letter  to  Council  President 
Hines  and  of  the  July  10  statement  are  appended 
to  this  report. 
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12.  Administration  -  Lack  of  Control  over  Expenditures 

The  audit  report  comment  concerning  lack  of 
administrative  control  over  expenditures  is  dealt 
with  in  the  beginning  of  this  reply  under  heading 
Number  1. 
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13.   Administration  -  Personnel 

The  audit  report  states  that  "the  Administrative  section 
of"  the  Boston  Redevelopment  Authority  lacks  any  semblcnce  of 
procedure  on  personnel  matters..." 

The  Office  of  Administrative  Management  has  a  very  defi- 
nite procedure  for  the  handling  of  personnel  matters.   Hiring 
of  personnel  begins  with  an  application,  continues  through 
thorough  screening  and  interviewing,  and  culminates  with  the 
Development  Administrator's  recommendation  to  the  Redevelop- 
ment Authority  Board  which  approves  or  disapproves  the  recom- 
mendation. 

The  Office  of  Administrative  Management  maintains  a  com- 
plete and  up-to-date  set  of  personnel  records.  These  records 
are  maintained  for  employees  of  the  Planning  and  Development 
Departments  on  one  form  which  reflects  daily  attendance,  a 
constant  balance  of  compensatory  time,  vacation  and  sick 
leave.  The  information  for  these  employees  is  carried  on  a 
master  card  which  reflects  all  of  the  above-enumerated  in- 
formation.  Postings  on  the  forms  are  made  from  a  weekly  time 
sheet,  which  is  signed  and  submitted  each  week  by  the  employee 
and  certified  by  his  superv  sor.   In  addition,  leave  requests 
for  compensatory  time,  vacation,  and  sick  leave  must  be 
signed,  certified,  and  approved.   These  forms  are  signed 


■ 


' 


■ 
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first  by  the  employee,  then  by  the  employee* s  supervisor, 
and  finally  by  the  Director  of  Administrative  Management 
after  the  Office  of  Administrative  Management  has  certified 
that  the  person  is  eligible  for  and  has  accrued  the  leave 
requested.   When  the  leave  is  taken,  it  is  immediately 
posted  on  the  time  and  attendance  records. 

These  procedures,  applicable  to  all  Planning  and  Devel- 
opment Department  employees,  were  extended  to  cover  Opera- 
tions Department  employees  as  of  July  11,  1963,  so  that  all 
Authority  employees  are  required  to  follow  the  procedures 
discussed  in  the  preceding  paragraphs. 
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14.   Administration 

The  audit  report  states  that  the  BRA  "is  indifferent  to 
costs,  and  operated  wi  thout  any  real  control  over  quantities 
of  supplies,  equipment  and  services  used." 

The  Office  of  Administrative  Management  has  a  complete 
system  of  requisitioning,  purchasing  and  material  control. 
All  purchasing  begins  with  an  inter-office  requisition  sent 
to  the  Supply  Clerk,  ivho  fills  requests  from  existing  sup- 
plies.  These  supplies  are  kept  in  locked  supply  cabinets 
and  locked  supply  rooms.   Af:er  determining  a  need  beyond 
the  supplies  on  hand,  the  Supply  Clerk  makes  out  a  purchase 
requisition  which  is  sent  to  the  Office  of  the  Director  of 
Administrative  Management.   After  approval,  this  purchase 
requisition  is  in  turn  sent  to  the  Purchasing  Agent  in  the 
Operations  Department. 

The  official  Procurement  Policy  of  the  Boston  Redevelop- 
ment Authority  empowers  the  Purchasing  Agent  with  the  sole 
responsibility  for  the  purchase  of  equipment,  materials, 
services  and  supplies.   The  Purchasing  Agent  has  the  sole 
authority,  with  the  approval  of  the  Redevelopment  Authority, 
of  soliciting  bids  orally  or  in  writing  from  suppliers  and 
of  inviting  bids  by  public  advertising.  Finally,  the  Pur- 
chasing Agent  has  the  sole  a  thority  to  award  contracts  not 
requiring  formal  Board  approval  to  responsible  bidders  and 
to  purchase  supplies  and  materials. 


■ 
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All  supplies  of  the  Boston  Redevelopment  Authority  are 
constantly  checked  and  inventoried  and  a  complete  file  sys- 
tem of  all  purchases  is  maintained  at  all  times. 

All  purchasing  for  the  Boston  Redevelopment  Authority  is 
done  in  conformance  with  the  terms  of  the  Boston  Redevelopment 
Authority's  approved  Procurement  Policy.   Copies  of  all  forms 
referred  to  above  are  available  for  inspection  in  the  offices 
of  the  BRA. 


. 


- 
: 


-44- 


15,  Administration  -  Budgets 

The  audit  report  states  that  "despite  the  tremendous 
sums  of  money  involved  in  the  activities  of  the  BRA,  the 
agency  is  operated  without  an  administrative  budget.  While 
it  is  a  fact  that  the  individual  projects  under  the  BRA's 
jurisdiction  are  operated  under  individual  budgets, 
these  budgets  do  not  afford  control  over  administrative 
costs." 

BRA  budgetary  practice:  follow  federal  requirements. 
Each  project  has  its  own  contract  and  budget.  These  project 
budgets  cover  both  project  activities  and  a  proportionate 
share  of  program-wide  administrative  costs.   The  proration 
of  overhead  costs  among  the  projects  is  done  under  a 
formula  required  by  the  Federal  Urban  Renewal  Administration. 
This  is  the  procedure  followed  by  urban  renewal  agencies 
throughout  the  nation  where  multi-project  programs  are  being 
carried  out. 

In  order  to  improve  budgetary  procedures  further,  BRA 
became  the  first  local  agency  in  the  nation  to  submit  an 
overall  budget  to  the  Federal  Urban  Renewal  Administration. 
This  approach  offers  many  01  portunities  for  improved 
administration. 
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16.  Administration  -  Distribution  of  Costs 

The  audit  report  states  that  "the  costs  of 
administration,  after  expenditure,  are  distributed 
over  the  various  projects,  but  instances  were  noted 
in  which  'zhe   costs  have  exceeded  the  budgeted  amount. 
In  such  instances  it  was  noted  that  the  extra  costs 
involved  were  paid  from  City  of  Boston  funds,  and  a 
request  for  an  enlargement  of  the  budgeted  amount 
was  thereupon  made  to  the  HHFA.  The  HHFA  has  been 
extremely  generous  in  approving  these  requests, 
and  after  Federal  approval  1  le  BRA  has  repaid  the 
overrun  to  the  City  of  Boston  funds." 

This  statement  fonplies  that  the  Authority  incurs 
costs  with  complete  disregard  for  budgetary  controls  and 
then  uses  whatever  sources  of  funds  may  be  available  to 
meet  the  costs.  This  implication  is  not  true. 

Under  Federal  Urban  Renewal  Administration  regulations, 
thf.  Authority  is  permitted  to  incur  costs  up  to  10%  in 
excess  of  the  approved  totals  in  each  expenditure  category 
in  the  budget.   It  is  realized  by  the  Federal  Urban 
Renewal  Administration  that  budgets  are  estimates  and 
that  they  should  provide  flexibility.  The  flexibility 
in  the  Federal  budgets  is  provided  by  a  reserve  and 
contingency  amount  which  is  available  to  the  Authority 
upon  release  by  the  Federal  urban  Renewal  Administration. 

The  funds  provided  to  the  Authority  from  the  City 
are  appropriated  in  accordance  with  Chapter  199  of  the 
Acts  of  1958  and  Chapter  652  of  the  Acts  of  1960  which 
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permit  the  Authority  to  use  the  funds  appropriated  by  the 
City  ox*  Boston  to  BRA  for  its  urban  renewal  activities. 

In  addition  to  the  above,  it  must  be  noted  that 
the  Authority  uses  a  Revolving  Fund,  a  system  required 
by  the  Federal  Urban  Renewal  Administration  in  accord- 
ance with  the  Urban  Renewal  Manual,  Section  60-1-3. 
This  Revolving  Fund  is  used  to  distribute  indirect 
costs,  as  requited  by  Section  30-1-6  of  the  Manual. 

A  revolving  fund  is  a  generally  widespread 
accounting  practice  which  is  used  in  many  agencies, 
including  the  State,  where  distribution  of  costs  must 
be  apportioned  over  a  variety  of  funding  sources. 
It  is  due  to  this  accepted  ^counting  practice  that 
federal  funds  are,  in  many  instances,  used  to 
reimburse  the  City  of  Boston  account  at  the  end  of 
the  monthly  accounting  period. 
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17  •  Administration  -  Personal  Services 

The  audit  report  states  that  "recruiting  of  new  employees 
appears  to  have  been  handled  almost  exclusively  by  the  Develop- 
ment Administrator.   There  appears  to  be  no  table  of  organiza- 
tion set  up  for  the  agency.  Appointments  are  made  in  the  first 
instancy  by  the  Development  Administrator  with  no  limit  placed 
on  him  other  than  the  need  of  obtaining  the  subsequent  approval 
of  the  Board  members.  While  it  appears  that  salary  grades  have 
been  established  for  each  title  with  a  maximum  and  minimum  al- 
lowance, the  matter  of  setting  the  actual  salary  within  these 
limits  is  left  entirely  to  the  Development  Administrator,  how- 
ever, again  subject  to  later  approval  by  the  Board." 

Recruitment  of  new  employees  is  not  "handled  almost  exclu- 
sively by  the  Development  Administrator."  Advertisements  are 
made  in  the  Boston  press  and  in  national  progessional  journals. 
Specific  recruitment  efforts  are  undertaken  by  key  staff  mem- 
bers as  the  need  arises  for  particular  types  of  emplyees. 

There  is  a  table  of  organization  for  the  Authority.  Such 
a  table  of  organization  has  been  in  existence  since  the  very 
inception  of  the  new  Development  Program  and  has  frequently 
been  discussed  and  examinee1  by  members  of  the  State  Auditor's 
staff. 

The  recommendations  with  respect  to  the  hiring  of  person- 
nel and  the  proposed  beginning  salaries  are  made  by  the  Devel- 
opment Administrator  to  the  Redevelopment  Authority  Board. 
Salary  recommendations  are  based  upon  a  consideration  of  the 
maximum  and  minimum  allowance  for  each  position  as  well  as 
the  number  of  years  of  experience  and  training  of  the  indi- 
vidual concerned.  The  responsibility  for  making  these  recom- 
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mendations  was  specifically  placed  upon  the  Development  Ad- 
ministrator by  vote  of  the  Authority  on  January  25,  1961. 

The  recruitment  policy  adopted  by  the  Authority  on  that 
date  has  been  a  guiding  and  controlling  influence  in  the  mat- 
ter of  selecting  persons  for  appointment  to  the  Boston  Rede- 
velopment Authority  staff.  Professional  experience  and  com- 
petence, educational  background,  a  particular  training  or 
skill  in  any  one  of  the  many  technical  fields  involved  in 
the  urban  renewal  process,  or  a  combination  of  the  above, 
are  always  examined  to  determine  the  qualifications  of  candi- 
dates who  may  be  appointed  to  the  staff  of  the  Authority. 
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18.  Administration  -  Personal  Services 

/        According  to  the  audit  report  "no  annual  etep 
rates  as  such  have  been  provided  in  the  salary  grades 
and  promotions  and  salary  increases  are  left  again 
to  the  initiative  of  the  Development  Administrator." 

Annual  salary  increases  for  clerical  and  non- 
professional categories  among  Authority  employees  are 
granted  in  accordance  with  salary  scales  which  are 
tantamount  to  annual  step-rate  provisions.  A  study 
of  the  advisability  of  adopting  step-rate  provisions 
on  an  annual  basis  for  professional  staff  members  is 
currently  under  way. 

Salary  recommendations  for  all  employees  are  made 
by  the  Development  Adminis-l  rator  and  are  subject  to 
board  approval  or  disapproval.  These  recommendations 
are  based  upon  an  evaluation  of  the  performance  of  the 
individual  employee  and  upon  recommendations  by 
supervisors,  project  directors,  and  department  heads. 
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19.   Personal  Services  -  Residents 

The  audit  report  states  that  BRA  employees  are 
hired  from  outside  the  Ci  /. 

This  comment  is  well  outside  the  boundaries  of 
an  audit  report.  The  facts  given  are  also  inaccurate. 

The  Authority  staff  made  a  study  of  the  original 
residences  of  the  agency's  410  employees  as  of  June  30, 
1963,  which  showed  that  320  of  its  410  employees  had 
either  City  of  Boston  or  Greater  Boston  addresses  listed 
at  the  time  of  their  original  employment;  24  had  ad- 
dresses in  Massachusetts  outside  of  Greater  Boston  at  the 
time  of  appointmont;  9  staff  members  were  recruited  from 
other  states  in  New  England;  57  were  recruited  from 
universities,  renewal  and  planning  agencies,  or  from 
other  sources  outside  the  New  England  area.  As  of 
September  1963,  55%  of  the  BRA  personnel  reside  within 
the  City  of  Boston  and  95%  within  the  boundaries  of  the 
Greater  Boston  metropolitan  area. 

The  Authority's  policy  is  that  the  most  important 
criteria  in  the  recruitment  of  personnel  are  experience, 
demonstrated  competence  and  professional  training.  It 
has  established  high  standards,  and  it  expects  to  main- 
tain them. 
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20.   Personal  Services  -  Records 

The  audit  report  conJ  lins  statements  that  the 
BRA's  personnel  records  a:  3  "practically  worthless." 

The  statements  are  inaccurate.  Personnel  records 
in  the  Office  of  Administrative  Management  are  care- 
fully maintained.   Section  60-1-2  of  the  Urban  Renewal 
Manual  requires  local  public  agencies  to  maintain 
stringent  time  and  attendance  records  and  leave  records. 
The  Office  of  Administrative  Management  complies  with 
these  regulations.  Methods  of  record-keeping  in  con- 
nection with  time  and  attendance  of  employees,  as  well 
as  procedures  involved  in  employee  requests  for  compen- 
satory time,  vacation  leave  and  sick  leave  have  been 
discussed  in  replying  to  the  comment  in  the  state  audit 
report  immediately  preced: ag  this  section.  Also,  as 
previously  pointed  out,  all  personnel  records  are  now 
under  the  jurisdiction  and  control  of  the  Office  of 
Administrative  Management. 

Concerning  the  statement  contained  in  the  state 
audit  report  to  the  effect  that  "payroll  exemption 
certificates  are  not  current  in  over  50%  of  the  records 
checked,"  and  that  "approximately  180  employees  have  not 
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completed  these  forms  and  in  many  cases  the  actual 
payroll  deductions  do  not  agree  with  the  forms  that 
have  been  completed." 

Following  are  the  facts: 

1.  On  February  26,  1963,  three  hundred  and 
seventy- four  (374)  employees  were  listed  on  the  payroll. 
The  records  show  that  there  were  361  payroll  exemption 
certificates  on  file  and  current. 

2.  In  all  of  the  13  cases  of  missing  payroll 
exemption  certificates  (on  that  date  February  26,  1963) 
the  actual  payroll  records  contained  the  necessary  in- 
formation provided  by  the  omployee. 

3.  No  employee  is  p&id  until  he  or  she  provides 
this  information. 

4.  Payroll  records  of  deductions  made  agree 
completely  with  the  payroll  exemption  certificates  on 
file  in  every  case  and  are  current. 
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21.  Recruiting  Policy  -  Travel 

The  audit  report  states  that  the  BRA  paid  travel 
expenses  for  employee  interviews  based  on  a  letter 
from  the  Mayor  on  this  subject,  which  could  not  be 
located  in  the  files. 

Since  June  19 ,  1961,  in  accordance  with  the  Urban 
Renewal  Administration's  Local  Public  Agency  Letter  #209, 
travel  expenses  for  employment  interviews  have  been 
considered  entirely  permi; sable  and  reimbursable  with- 
out reference  to  current  local  practice. 

In  discussions  with  the  Federal  auditors  in  early 
November  of  1961  on  the  matter  of  determining  current 
local  practice  with  respect  to  payment  of  travel  expenses 
for  employment  interviews,  a  policy  statement  was  re- 
quested from  the  City  administration.  The  letter 
outlining  the  City's  policy  was  dated  and  signed  by 
the  Mayor  on  November  13,  1961.   It  has  been  and  is 
readily  available  to  anyone  wishing  to  read  its  con- 
tents. A  copy  of  this  letter  appears  in  the  appendix. 
A  simple  request  for  this  communication  would  have 
produced  it  immediately. 


-■ 


■ 

■ 
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22.  Leave  of  Absence  -  Ellis  Ash 

Ellis  Ash,  Deputy  Development  Administrator,  was 
granted  leave  with  full  pay  to  work  for  the  Boston 
Housing  Authority  in  a  position  which  normally  pays 
a  lower  salary. 

The  arrangement  between  the  two  Boston  Authorities 

is  a  temporary  one  and  entirely  proper.  It  is  expected 

that  there  will  be  an  appropriate  financial  adjustment. 
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23.   Travel  Expenses 

According  to  the  audit  report  there  is  inadequate 
control  of  expenditures  made  for  travel. 

The  Office  of  Administration  Management  exercises 
every  reasonable  precaution  to  guard  against  abuse  of 
automobile  mileage  reimbursement,  payments  of  out-of- 
state  travel  expenses,  and  of  taxi  usage  by  those 
Authority  employees  whose  requests  are  processed  by 
this  Office.  Either  the  Development  Administrator  or 
the  Director  of  Administrative  Management  personally 
reviews  and  either  approves  or  disapproves  requests 
for  travel  to  the  URA  Regional  Office  in  New  York. 
Recommendations  concerning  out-of-state  travel  other 
than  to  the  New  York  Regional  Office  are:  most  carefully 
weighed  and  deliberated  upon  before  being  presented  to 
the  Authority  Board  by  the  Development  Administrator 
for  the  purpose  of  securing  from  the  Board  prior  approval 
of  the  requested  out-of-state  travel.  In  those  rare 
instances  when  travel  is  required  unexpectedly  retro- 
active approval  is  sought  at  the  next  BRA  meeting. 
The  comment  contained  in  the  audit  report  concerning  use 
of  out-of-state  travel  appearing  to  be  "excessive"  is 
a  matter  of  opinion  rathe:  than  of  fact. 
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The  Authority  owns  no  motor  vehicles  and  encourages 
the  use  of  MTA  facilities  for  employees  who  must  travel 
within  the  City  on  business.  Taxis  may  not  be  used 
except  upon  application  to  the  Office  of  Administrative 
Management.  The  express  purppse  of  the  trip  must  be 
recorded  before  permission  for  the  use  of  the  taxi  is 
given.  A  careful  log  of  all  taxi  transportation  re- 
quests is  kept  in  the  Administrative  Management  division. 

In  the  case  of  the  voucher  claiming  eighty-eight 
miles  for  travel  between  Rockport  and  the  Logan  Airport, 
the  audit  report  fails  to  point  out  that  the  mileage 
requested  was  for  a  round  trip  between  the  two  points 
and  did  not  represent  a  claim  for  eighty-eight  miles  on 
a  one-way  trip  from  Rockport  to  Logan.  The  fact  that 
this  was  a  round  trip  was  pointed  out,  it  should  be  noted, 
to  the  auditors  during  their  audit  of  travel  vouchers. 
This  request  for  automobile  mileage  reimbursement  is 
permissible  under  Federal  travel  regulations. 

Similarly,  a  comment  in  the  state  audit  report  to 
the  effect  that  "another  v ^ucher  charged  thirty- five 
miles  from  Lexington  to  Logan  Airport  and  this  latter 
payment  could  be  contrasted  with  other  payments  from 
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Lexington  to  Logan  Airport  showing  only  fifteen  miles 
travel"  is  for  a  round  tr  p  between  the  two  points 
mentioned.  The  payment  for  1,914  miles  of  automobile 
travel  in  a  four  month  period  mentioned  in  the  state 
audit  refers  to  necessary  travel  performed  in  con- 
nection with  relocation  work  in  the  West  End,  when 
nine  family  relocation  field  workers  were  authorized 
to  take  tenants  to  inspect  new  housing  quarters.  As 
a  matter  of  policy  and  practice,  the  Authority  does 
not  allow  vouchers  to  be  issued  for  the  purpose  of 
reimbursing  employees  for  travel  from  home  to  the 
official  station  and  return  on  a  daily  basis. 

The  travel  policies  of  the  Boston  Redevelopment 
Authority  are  contained  in  the  following  documents  and 
are  available  for  review  at  the  BRA  offices. 

1.  Boston  Redevelopment  Authority  Document  No.  3  - 
Adopted  at  Meeting  of  December  11,  1957  (as  amended.) 

2.  Urban  Renewal  Manual  -  Administrative  Management 
Section  30-1-2. 
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24.   Telephone  Charges 

The  audit  report  was  critical  of  the  BRA  telephone 
set-up,  extensive  telephone  usage,  and  what  it  con- 
sidered overcharging  on  re  vtal  costs . 

Continuous  emphasis  on  the  need  for  keeping 
telephone  costs  to  a  minimum  has  been  made  by  the 
Authority.   In  addition  to  calling  the  attention  of 
staff  employees  to  observance  of  the  rules  governing 
the  use  of  Authority  telephones,  the  actual  policing 
of  telephone  calls  made  by  staff  members  has  long  been 
in  existence  as  a  management  practice.   Long-distance 
telephone  calls  are  recorded,  including  the  name  of 
the  person  placing  the  call,  the  person  called,  the 
place  called,  and  the  nature  of  the  call.   Personal 
telephone  calls  are  not  only  discouraged,  but  reim- 
buzeement  to  the  Authority  has  been  requested  and 
received  in  any  known  instance  of  utilization  of 
Authority  telephones  for  the  purpose  of  conducting 
personal  business. 

A  typical  daily  monitoring  service  records  all 
long-distance  telephone  calls  made  on  all  telephones 
connected  to  the  main  switchboard  at  City  Hall  Annex. 

Daily,  weekly,  and  monthly  scrutiny  of  these 
telephone  calls  is  made. 
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An  analysis  was  undertaken  of  the  calls  referred 
to  in  the  state  audit  report  to  the  effect  that 
'while  it  is  understandable  that  this  agency  should 
have  numerous  calls  to  New  York  and  to  Washington, 
in  the  final  analysis,  calls  were  made  practically 
to  every  section  of  the  United  States  including  several 
made  to  Canada' . 

To  the  best  of  our  knowledge,  no  long  distance 
telephone  calls  were  charged  to  the  Authority  by 
Authority  employees  other  than  calls  of  a  strictly 
business  nature.   Considering  the  nature  of  the  business 
of  the  Boston  Redevelopmer  :.  Authority,  and  the  fact  that 
it  is  dealing  with  many  agencies  outside  of  the  City 
of  Boston,  we  consider  our  telephone  expenditures  to 
be  reasonable. 

The  business  of  the  Authority  continues  while 
the  Administrator  is  on  vacation  in  Chilmark.  Every 
effort  is  made  to  transact  all  business  on  one 
telephone  call.  As  has  been  explained  to  members  of 
the  state  audit  staff,  the  usual  procedure  followed 
in  such  instances  has  been  that  anywhere  from  three 
to  six  or  more  members  of  the  BRA  staff  will,  in  fact, 
transact  business  on  one  call. 
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With  regard  to  the  recommendations  contained 
in  the  state  audit  for  the  clearing  of  seventeen 
outside  lines  through  the  switchboard  at  the  City 
Hall  Annex,  the  New  England  Telephone  and  Telegraph 
Company  was  requested  to  study  this  recommendation 
and  to  indicate  if  a  saving  could  be  effected  by 
adopting  the  audit  suggestion. 

The  Account  Manager  of  the  New  England  Telephone 
and  Telegraph  Company  for  ;he  Boston  Redevelopment 
Authority,  in  a  letter  dated  September  5,  1963,  has 
advised  the  Authority  that  adoption  of  the  recommen- 
dations made  in  the  state  audit  would  prove  to  be 
more  costly  than  the  present  telephone  service.  This 
letter,  (see  next  page)  contains  an  analysis  of  the 
comments  concerning  telephone  usage  by  the  Boston 
Redevelopment  Authority. 
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NEW  ENGLAND  TELEPHONE  AND  TELEGRAPH  COMPANY 

125  MILK  STREET 
BOSTON  9,  MASS. 
Septe  iber  5,  1963 

Mr.  John  P.  McMorrow 
Director  of  Administrative  Management 
Boston  Redevelopment  Authority 
Boston,  Massachusetts 


As  you  requested  we  have  made  a  brief  examination 
of  that  portion  of  your  recent  audit  which  relates  to  telephone 
services  and  equipment. 

Specific  mention  was  made  of  a  telephone  bill  for 
$4694.01  paid  in  November  1962.   No  mention  was  made  of  the 
fact  that  this  bill  covered  payments  for  telephone  equipment, 
toll  calls  and  local  message  usage,  not  for  one  month  but  two  - 
September  and  October  1962. 

Criticism  was  also  directed  at  seventeen  telephones 
not  directly  connected  to  your  main  switchboard  (227-4270) 
at  City  Hall  Annex.   To  comply  with  the  auditor's  suggestion 
and  replace  these  lines  with  extensions  from  the  main  switch- 
board would  be  more  costly.  With  the  present  arrangement  it 
is  possible  to  provide  the  branch  offices  with  direct  Central 
Office  lines  at  the  monthly  rate  of  $9.90  for  the  first  line 
and  $4.25  for  each  additional  line.  Ninety  message  units  are 
included  each  month  for  the  first  line  at  each  branch  office. 
To  provide  service  as  suggested  by  the  auditors,  it  would  be 
necessary  to  charge  a  flat  monthly  rate  of  $8.00  per  extension 
telephone  at  each  Downtown  Boston  office,  no  message  units 
included.   Similar  extensions  for  Roxbury  or  other  locations 
would  be  much  more  costly,  depending  upon  the  distance  from 
City  Hall  Annex. 

Operating  all  the  various  BRA  headquarters  through 
the  main  switchboard  would  also  result  in  at  least  one 
additional  switchboard  position,  telephone  operator  and 
probably  more  dial  apparatus. 
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The  auditors  mentioned  the  loss  of  control  as 
regards  to  using  the  seventeen  Central  Office  lines  for 
toll  usage.   In  reality  it  may  be  reasoned  that  closer 
control  is  maintained  by  the  use  of  the  seventeen  lines, 
since  a  monthly  toll  statement  is  rendered  for  each  Central 
Office  line  indicating  the  date  of  call,  charges  and  the 
distant  point  and  telephone  number.   BRA  management  each 
month  have  the  opportunity  to  check  all  such  toll  usage  on 
these  lines. 

It  is  customary  and  sound  operating  procedure  to 
provide  a  few  top  management  people  Central  Office  lines 
that  are  not  connected  through  t.ie  switchboard.  All  key 
State  Agencies  in  the  Commonwealth  have  long  since  adopted 
this  practice. 

As  you  remember,  in  September  1962,  we  reviewed 
the  Boston  Redevelopment  Authority's  complete  telephone 
services,  including  station  and  switchboard  equipment  toll 
usage  and  local  message  usage.   It  was  believed  at  that 
time  that  we  were  furnishing  the  best  and  most  economical 
telephone  service  to  accomplish  the  job  at  hand. 

Orders  for  additional  telephone  service  and 
equipment  have  always  been  placed  with  us  by  responsible 
BRA  management  personnel. 

It  is  hoped  that  the  above  information  will  be 
useful  to  clear  up  any  misconceptions  concerning  your 
telephone  services  and  equipment.   If  we  can  be  of  further 
help,  please  do  not  hesitate  to  call  upon  us. 

Very  truly  yours, 


Account  Manager 
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25.   Insurance 

The  audit  report  states  that  at  a  meeting  of  the  Board 
held  on  March  1,  1961,  the  James  F.  Kelley  &  Co.  was  desig- 
nated as  the  official  insurance  broker  for  the  Authority. 

Authority  records  indicate  that  the  net  premiums  paid  to 
the  James  F.  Kelley  &  Co.  were  $151,021.48  between  March  1, 
1961  and  February  28,  1963.   On  November  21,  1961,  a  premium 
payment  of  $1,865.17  was  returned  to  the  Authority  from  the 
Kelley  Company,  and  on  August  23,  1963  a  return  premium  payment 
of  $15,931.00  was  made  by  the  same  company. 

The  James  F.  Kelley  &  Co.  was  established  December  20, 
1950  and  maintains  offices  at  44  School  Street.   It  does  a 
substantial  business  of  which  the  BRA  is  considered  by  the 
owner  to  represent  a  very  small  part  of  the  annual  total. 
The  firm's  owner  has  stated  that  his  annual  gross  commission 
from  the  BRA  has  been  $8,240.30  for  the  period  against  which 
the  expense  of  operating  the  agency  and  servicing  the  claims 
had  to  be  paid.   Insurance  brokers  are  not  permitted  in  Mas- 
sachusetts to  compete  with  one  another  on  a  price  basis. 
The  Authority  believes  it  is  both  simpler  and  in  the  public 
interest  to  place  its  insurance  through  one  broker  rather 
than  several. 

The  choice  of  the  word  "additional"  is  misleading  in 
that  the  impression  is  created  that  the  Executive  Director 
recommended  the  purchase  of  insurance  over  and  above  what 
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was  needed.   The  Executive  Director  notified  the  Authority 
that  "additional"  insurance  would  be  required  in  order  to 
comply  with  Federal  regulations  as  follows:  The  Fire  insur- 
ance coverage  increased  to  include  the  tenth  and  eleventh 
floors  of  City  Hall  Annex,  the  Whitney  Project  Site  Office 
and  the  N.  Margin  Street  Temporary  Government  Center  Office 
which  had  not  previously  been  insured;  a  revision  of  the 
Fidelity  Bond  coverage  to  include  the  position  of  Comptroller 
which  was  a  new  position  created  and  not  previously  covered 
by  a  Fidelity  Bond;  and  a  revision  of  the  list  of  Class  I 
Drivers  (Auto-Non-owner ship )  because  of  the  increased  number 
of  new  personnel  hired  and  entitled  to  official  mileage. 

All  insurance  carried  by  the  Authority  is  mandatory  under 
its  contracts  for  financial  assistance  with  the  Federal  Govern- 
ment. The  largest  premiums  paid  are  for  general  public  liabi- 
lity insurance.   In  every  project,  this  insurance  is  placed 
only,  after  quotations  have  been  solicited  by  the 
Authority's  broker  from  several  different  underwriting 
companies.   In  five  of  the  six  project  areas,  this  type  of 
coverage  has  been  written  in  a  retrospective  rating  plan, 
which  provides  for  an  adjustment  of  premiums  on  the 
anniversary  date  of  the  policy  based  upon  the  carrier's 
experience  on  paid  and  incurred  losses.  Every  policy 
must  be  approved  by  the  Federal  Urban  Renewal  Administration. 
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In  the  West  End  project  area,  total  premiums  paid  for 

public  liability  insurance  amounted  to  $35,254  and  the 

refunds  paid  to  the  Authority  under  the  retrospective  plan 

totaled  $33,853,  or  40%  of  the  amount  paid,  resulting  in 

a  net  cost  of  $52,401.   In  the  Government  Center  area,  the 

first  year's  premium  for  public  liability  insurance  was 

$59,412.56,  and  the  first  anniversary  adjustment  was  a 

refund  of  $15,731  or  26%  of  the  premium  paid.   It  should 

be  emphasized  that  Federal  Urban  Renewal  Administration 

requirements  do  not  call  for  competitive  bidding  on 

insurance  but  the  Authority  has  insisted  upon  following 

this  practice  in  order  to  obtain  the  lowest  possible 

premium  costs.  The  BRA's  broker  is  required  to  obtain 

bids  from  insurance  companies  before  placing  the  coverage. 

All  insurance  coverage  placed  by  the  Authority  must 
be  in  compliance  with  the  coverages  permitted  by  Federal 
regulations  and  in  every  case  the  coverage  is  placed  with 
the  approval  of  the  URA  and  a  copy  of  each  policy  taken 
out  is  sent  to  the  URA  for  their  files. 

James  F.  Kelley  &  Co.  was  designated  as  the  official 
insurance  broker  for  the  Authority.  The  wording  in  the 
audit  report  concerning  the  vote  on  the  insurance  broker 
states  that  it  was  taken  "...at  a  meeting  with  three 
members  present..."  That  does  not  accurately  describe 
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the  facts;  for  example,  the  report  sayss   "At  a  meeting 
of  the  Board  held  on  March  1,  1951,  at  which  three  members 
were  present,  the  Executive  Director  distributed  copies  of 
a  memo  with  reference  to  insurance  coverage...."  etc. 
The  fact  is  that  at  the  March  1,  1961,  meeting  all  five 
members  of  the  Authority  were  present  and  received  copies 
of  the  agenda  containing  the  items  to  be  acted  on  at  the 
meeting.   The  agenda  included  an  item  for  insurance.  All 
members  received  a  copy  of  all  material  supporting  each 
item  on  the  agenda.  The  fact  that  two  of  the  members  had 
left  the  meeting  because  it  was  a  long  meeting  before  the 
insurance  matter  was  acted  upon  does  not  mean  that  only 
three  members  knew  about  the  insurance  or  had  knowledge 
of  the  Executive  Director's  memo.   It  is  fair  to  assume 
that  since  all  the  members  were  present  during  most  of  the 
meeting,  if  any  of  the  members  who  departed  had  any  objections 
or  questions  about  the  memo,  they  would  have  voiced  their 
opinions  before  leaving  or  asked  that  the  matter  be  tabled 
for  future  discussion. 

It  should  also  be  pointed  out  that  at  the  following 
meeting  on  March  8,  1961,  the  minutes  of  the  meeting  of 
March  1,  1961,  were  read  and  approved  as  read.  At  the 
March  8th  meeting,  the  only  one  absent  was  the  then 
Chairman,  Joseph  W.  Lund,  who  was  present  when  the  vote 
on  insurance  was  taken  on  March  1st. 
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The  adoption  of  the  minutes  of  March  1st  and  the 
absence  of  any  record  in  the  meeting  of  March  8th  of 
comments  by  the  two  members  who  were  absent  at  the  March  1st 
meeting  would  establish  the  fact  that  these  two  members 
were  in  agreement  with  the  vote. 
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26.   Consultant  -  Retiremetvt 

The  audit  report  states  that  a  .consultant  under 
contract  to  the  BRA  was  carried  on  the  payroll  records 
and  standard  deductions,  including  retirement,  were 
withheld . 

The  BRA  occasionally  engages  employees  on  a 
consultant  basis  when  the  circumstances  indicate  this 
is  desirable.  The  BRA  has  discretion  to  use  this 
approach . 

The  contract  executed  with  Berton  S.  Fliegel 
referred  to  above  provided  for  the  employment  of  this 
social  worker.  While  the  contract  was  called  a  social 
worker  consultant  contract,  it  is  obvious  from  reading 
the  Scope  of  Services  in  the  contract  that  this  person 
was  hired  as  a  social  worker;  in  fact,  the  salary  rate 
of  $6,500  establishes  beyond  doubt  the  fact  that  the 
services  were  that  of  an  employee  and  not  of  a  consul- 
tant. The  reason  the  Authority  engaged  this  person  under 
contract  was  because  URA  did  not  have  any  precedent  for 
social  workers  being  employed  in  any  local  public  agency 
in  the  country.  Because  this  was  a  pioneer  effort,  with- 
out precedent,   of  which  the  BRA  can  be  proud,  the 
Federal  officials  recommended  that  Mr.  Fliegel  be  em- 
ployed under  contract  for  one  year  on  a  trial  basis 
rather  than  as  an  employee  with  an  indefinite  term. 
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An  examination  of  the  contract  disclosed  that  the 
Personnel  Policy  of  the  Authority  was  incorporated  by 
reference,  granting  this  contractor  sick  leave ,  annual 
leave  and  other  employee  benefits .  This  is  further 
evidence  that  Mr.  Fliegel  was  an  employee  and  not  a 
consultant  contractor?  otherwise  sick  leave,  annual 
leave,  etc.,  would  not  be  included. 

To  simplify  accounting  procedures,  payments  to 
Mr.  Fliegel  were  made  on  the  regular  payroll  with 
standard  payroll  deductions,  including  retirement, 
etc.  Considered  in  its  true  light,  as  evidenced  by 
the  terms  of  the  contract,  Mr.  Fliegel  was  retained  as 
an  employee  under  contract. 
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27.  Accounts  Receivable 

The  audit  report  contains  statements  that  rent 
charges  from  properties  managed  by  BRA  have  been 
reduced  and,  in  some  instances,  waived,  and  that 
accounting  records  are  inadequate. 

The  audit  report's  comments  appear  to  assume  that 
from  the  day  the  BRA  acquires  property  until  the  day  the 
last  building  is  demolished,  the  situation  of  the  area  and 
of  those  who  live  or  work  in  it  remains  unchanged. 
Nothing  could  be  further  from  the  truth.  As  relocation 
and  demolition  proceed  conditions  change  drastically, 
and  the  situation  of  any  business  can  be  directly  and 
substantially  affected  by  disruption,  loss  of 
customers  and  many  other  factors.   For  the  Authority 
to  refuse  to  recognize  the  hardships  and  adjustment 
of  rents  would  be  arbitrary  in  the  extreme. 

It  can  be  categorically  stated  that  the  Authority 
does  recover  "every  possible  dollar"  from  normal 
revenues,  consistent  with  Federal  requirements  and 
adequate  consideration  for  hardships  and  other 
extraordinary  factors  which  are  present  in  redevel- 
opment areas.   In  accordance  with  Federal  regulations, 
the  Authority  is  permitted  to  adjust  rental  charges 
downward  where  hardship  is  established,  where 
economic  and  physical  conditions  in  the  project  area 
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result  in  loss  of  patronage  to  business  tenants,  etc. 
With  the  decrease  in  population  because  of  the  progress 
of  relocation,  small  businesses  which  serve  the 
community  suffer  loss  of  business  and  income.   Other 
businesses  which  do  not  depend  upon  local  patronage 
lose  revenue  because  of  the  demolition  activities  and 
upset  conditions  in  the  area,  and  in  many  cases  their 
business  operations  become  more  inefficient  because 
they  cannot  buy  normal  quantities  of  supplies  since 
relocation  is  imminent.   It  is  thereby  impossible 
or  impractical  to  utilize  all  of  their  space  and 
frequently  forces  them  to  pay  higher  prices  for 
supplies  purchased  in  smaller  than  usual  quantities. 

The  aforementioned  examples  as  well  as  many  other 
conditions  which  arise  are  acceptable  and  authorized 
reasons  for  reductions  or  adjustments  in  rentals. 
It  is  not  too  difficult  to  conceive  of  a  situation 
where  the  volume  of  business  has  been  reduced  over 
a  year  or  two  to  the  point  where  even  after  there 
has  been  successive  reduction  in  rent  charges,  the 
adjusted  figure  cannot  be  paid  by  the  tenant  and 
has  to  be  charged  off  as  uncollectible  in  accordance 
with  the  precepts  of  fairness  and  humane  administra- 
tive procedures. 
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The  report  states  that  after  the  rent  roll  for 
the  Government  Center  was  established  almost  immediately 
thereafter  these  rentals  were  adjusted  downwards  a  total 
of  $300,000.   This  is  approximately  a  12%  adjustment. 
Anyone  familiar  with  the  conditions  which  existed  in 
Scollay,  Dock  and  Bowdoin  Squares  in  the  past  few 
years  would  realize  the  necessity  for  such  adjustments 
as  it  was  obvious  that  the  area  was  fast  becoming  a 
ghost  town  because  of  the  long-unavoidable  delays  in 
planning  or  arriving  at  feasibility  for  carrying  out 
the  project,  principally  because  of  the  controversy  over 
the  location  of  the  Federal  Building.   It  also  must  be 
recognized  that  the  tenants  in  the  area  had  been 
experiencing  for  years  a  continual  decline  in  business 
while  being  required  to  pay  their  stated  rentals,  with 
or  without  leases,  to  the  former  owners  in  spite  of 
the  conditions. 

When  the  Redevelopment  Authority,  for  procedural 
purposes  at  the  time  of  the  taking,  set  the  former 
rental  charges,  it  was  realized  that  most  of  the  premises 
were  not  worth  the  rentals  which  had  been  collected. 
Under  Federal  Urban  Renewal  Administration  procedures 
the  Authority  is  required  to  assess  fair  use  and 
occupancy  charges.   If  the  Authority  at  the  outset 
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established  use  charges  lower  than  formerly  charged  by 
the  private  owner,  the  Authority  would  be  open  to 
criticism,  and  could  be  accused  of  not  recovering 
"every  possible  dollar"  from  normal  revenues.  The 
Authority's  policy  instead  was  to  set  use  charges  at 
the  same  figure  as  formerly  paid  and  leave  the  burden 
of  proof  on  the  tenant  to  demonstrate  the  hardship  and 
the  need  for  adjustments.   In  this  way  the  Authority 
would  not  only  be  recovering  "every  possible  dollar," 
but  would  also  be  administering  justice  and  be  eminently 
fair  to  its  tenants. 

This  first  adjustment  of  $300,000  is  justifiable 
in  every  way,  considering  the  decadence  that  existed 
in  the  Government  Center  area. 

The  report  states  that  "refunds  to  tenants  amount- 
ing to  $11,000  approximately..."  were  made.  The  few 
cases  of  refunds  which  have  been  made  were  where  charges 
have  been  adjusted  on  a  retroactive  basis,  when 
certified  public  accountants*  figures  were  presented 
to  the  Authority,  said  adjustments  having  created  over- 
payments because  the  tenant  had  vacated  before  the 
overpayments  were  offset  by  continued  occupancy,  or 
where  tenants  had  paid  charges  in  advance  and  vacated 
the  premises  before  the  end  of  the  rental  period. 
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The  balance  of  accounts  receivable  in  the  Government 
Center  on  February  28,  1963,  amounted  to  $142,276.40. 
The  total  rent  roll  for  the  Government  Center  project  on 
the  same  date  was  $2,258,198,78.  The  accounts  receivable 
amount  to  slightly  over  6%  of  the  total  rent  roll.   It 
is  hard  to  see  how  anyone  could  criticize  this  collection 
record  for  properties  in  an  area  where,  because  of 
conditions,  tenants  are  faced  with  all  types  of  hardships 
and  loss  of  patronage. 

Following  are  the  collection  figures  for  all  the 
redevelopment  programs  under  the  jurisdiction  of  the 
BRA. 

For  the  New  York  Streets,  West  End,  Whitney  and 
Government  Center  Projects,  up  until  the  date  of  the 
audit  report,  February  28,  1963,  the  total  rent  charges 
amounted  to  $3,318,299.85;  uncollectible  charges  which 
were  charged  off  amounted  to  $168,875.06,  or  5.1%. 
(This  figure  includes  waivers  for  hardship  cases  on  the 
recommendation  of  a  trained  social  worker  after  complete 
investigation  and  documentation.)  Total  accounts  receiv- 
able amounted  to  $176,830.68  or  5.3%,   The  total 
collections  made  to  date  amount  to  $2,973,594.11,  or 
89.6%.  Therefore,  it  can  be  seen  that  the  Authority 
has  collected  89.6%  of  all  total  charges;  the 
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remaining  10%  covers  uncollectible®,  waivers  for  hardship 
and" the  accounts  receivable,  representing  only  5.3%  of 
the  total  amount,  are  still  a  current  activity,  and  it 
is  expected  most  of  them  will  be  collected.  The  Authority 
feels  that  this  is  an  excellent  record  of  recovery  of 
"every  possible  dollar"  from  normal  revenues. 

Regarding  the  West  End,  the  audit  is  5.n   error  when 
it  states  that  "it  was  not  possible  to  obtain  figures 
comparable  to  those  cited  or  the  Government  Center,"  etc. 
There  is  in  existence  today  and  there  has  been  since 
January  1,  1959,  an  accurate,  proper  and  auditable  rent 
roll  for  the  West  End  Project.   This  is  a  matter  of 
record.   Prior  to  January  1,  1959,  during  the  period 
from  the  time  of  Eminent  Domain  Taking  on  April  23,  1958, 
and  December  31,  1958,  the  subsid5.ary  tenant  ledger  at 
the  West  End  site  office  had  not  been  reconciled  with 
the  General  Ledger  control  account.  The  reason  for  this 
was  the  fact  that  there  was  a  several  weeks'  delay  in 
the  delivery  of  a  National  Cash  Register  machine. 
Consequently  tenant  accounts  had  to  be  made  manually. 
One  of  the  assistant  cashiers  had  made  a  few  minor 
errors  on  adjustments  which  //ere  extremely  difficult 
to  trace  and  reconcile  during  this  peak  load  period  of 
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relocation  and  management  activity  covering  2,555 
residential  and  315  nonresS  ential  tenants,  The  rent 
roll  for  the  West  End  Project  is  and  has  been  available 
for  the  State  Auditors- — it  has  been  accurate,  proper  and 
audit able  since  January  1,  1959,  as  attended  to  by  the 
Federal  Auditors  of  the  HHFA. 

The  audit  report  contains  two  other  statements  on 
this  matter  which  should  not  be  allowed  to  stand 
unrefuted. 

(1)  "...  records  maintained  were  practically  useless." 
It  should  be  emphasised  that  the  trained  and 

qualified  Federal  auditors  examined  these  records  and 
certified  the  rent  roll  as  accurate,  proper  and  auditable 
from  January  1,  1959,  to  tb  present  time.  This  is 
attested  to  by  Federal  audi  .,  reports  on  file  with  the 
Authority  which  were  available  to  the  State  Auditors. 

(2)  The  audit  report  goes  on  to  state  that 
"this  is  borne  out  by  the  fact  that  in  the 
month  of  July  I960,  the  rent  roll,  as  the 
result  of  necessary  adjustments  made  in 
the  computed  balance  was  a  minus  amount. 
In  oth^r  words,  th*j  adjustments  were  more 
than  the  total  rent  roll  charges." 

Obviously,  there  was  a  rent  roll  for  July  1960, 

since  this  cojament  was  made  in  the  audit  report.  A 

member  of  the  State  Auditor's  office  examined  the  July 

1960  rent  roll  and  the  same  person  or  persons  checked 


and  examined  the  entries  or  the  accounting  activity. 
Since  no  exception  or  criticism  is  made  on  the  adjust- 
ments themselves,  it  must  follow  that  the  adjustments 
were  in  order  and  mathematically  correct. 

The  adjustments  in  July  1960  were  made  because 
the  Authority  voted  to  waive  use  and  occupancy  charges 
on  nine  hardship  cases  which  had  been  thoroughly 
investigated  and  recommended  by  the  Authority's  Social 
Worker,  Site  Office  Manager  and  Executive  Director. 
These  hardship  waivers  amounted  to  $2,626.92.  The  amount 
of  this  adjustment  does  no'  have  any  bearing  on  the  total 
of  the  current  rent  roll  f t r  July  1960.  The  rent  roll 
for  July  1960  was  very  small  because  there  were  only 
29  tenants  left  in  the  project  area  after  over  2  years 
and  2  months  of  relocation  effort. 

The  following  figures  are  worthy  of  note: 

Entries  to  Account  No.  1448.01  (Operating  Income) 
West  End  Project  Mass.  2-3  for  the  month  of  July  I960. 

Debits 

9  accounts  charged-off  because 

of  hardship  $2626.92 

Credits 

Use  and  occupancy  charges  to  29 

site  tenants.   (Monthly  Rent 

Roll  for  July  1950)        $2090.44 

Collections  by  Wasserman 

and  Salter  on  accoi  ats.      432,50 

Charged-off  2522.94 

Net  Charge  $  93.98 
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28.   Accounts  Receivable  -  Char don  Motor  Mart 

The  audit  report  stales  that  rent  charges  were 
reduced  over  a  21-month  pt_  ?iod  and  an  abatement  of 
back  charges  vas  granted. 

The  report  fails  to  state  the  reasons  for  the  reductions 
granted  by  the  Authority  in  this  case. 

The  first  reduction  from  $2,500  to  $1,500  was  based 
upon  the  Real  Estate  Officer's  recommendation  which,  in 
turn,  was  predicated  upon  a  statement  of  earnings  submitted 
by  A.  Irving  Davidson,  C.P.A. 

The  figures  shown  in  Mr.  Davidson's  report  clearly 
indicated  that  a  reduction  should  be  granted. 

A  review  of  Percentage  Leases,  a  publication  of  the 
National  Institute  of  Real  Estate  Brokers,  in  which  can  be 
found  examples  il lust rat inn  rental  charges  for  garages  and 
parking  lots  for  all  parts  of   the  country,  substantiates 
the  Authority's  judgment  in  making  this  reduction, 

The  second  adjustments,  reducing  the  rent  from  $1,500 
per  month  to  $1,200  per  month  for  June  and  to  $1,000  per 
month  for  July,  August  and  September,  1962,  were  also 
basod  on  Mr.  Davidson's  statements  which  showed  the  follow- 
ing decline  in  gross  receipts  from  parking: 
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1961  1962 

June  $4,628.50        $3,410.25 

July  4,512.25         2,651.25 

August  4,643.25         2,680.50    .   ... 

In  addition  to  the  loss  of  business  as  shown  above, 
the  Authority  was  also  advised  that  Mr.  Chesler,  the 
operator  of  the  garage,  was  forced  to  borrow  money  from 
the  Duco  Associates,  Inc.,  for  the  purpose  of  paying  some 
of  his  rent  arrearage  to  the  Authority.   It  was  also 
brought  to  the  attention  of  the  Authority  at  this  meeting 
that  Mr.  Chesler' s  wife  s  ffered  a  coronary  attack  with 
resultant  medical  bills  in  excess  of  $3,000. 

The  above  information  was  submitted  to  the  Authority, 
not  for  the  purpose  of  abating  Mr.  Chesler' s  rent,  but 
only  to  explain  the  reason  for  his  arrearage  during  the 
summer  months. 

The  basis  for  these  reductions  granted  by  the  Authority 
was  the  statement  furnished  by  Mr.  Davidson.  A  reduction 
of  nearly  50%  in  gross  receipts  for  these  months  clearly 
dictated  that  the  rent  should  be  substantially  reduced. 

The  last  reduction  from  $1,200  to  $800  was  based,  as 
before,  on  the  statement  of  Mr.  Davidson  which  showed  an 
average  monthly  income  of  ?2,800  for  the  first  five  months 
of  1963  compared  to  an  average  monthly  income  of  $4,500.00 
for  the  same  period  in  1962. 
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It  is  difficult  to  unde .stand  the  audit  report's 
implication  that  the  rental  of  $2,500  per  month  should  not 
be  reduced  when  the  gross  receipts  of  the  parking  business 
amounted  to  an  average  of  approximately  $2,800  per  month. 
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29.   Accounts  Receivable  -  Eowdoin  Square  Garage 

According  to  the  audit  report  a  second  lessee  of 
the  Bowdoin  Square  garage  agreed  to  a  prior  rental  and 
then  received  a  reduction  before  the  previous  lessee 
had  discontinued  his  operations. 

These  statements  are  not  consistent  with  the  following 
facts: 

(1)  The  original  occupant,  the  Bowdoin  Square  Garage, 
Inc.,  did  not  pay  the  $7,000  rental  for  a  comparatively 
brief  period.  They  refused  to  pay  the  rental  of  $7,000. 
It  was  not  until  March  7,  1962,  that  a  pro-tanto  property 
settlement  payment  was  made  to  the  Bowdoin  Square  Garage, 
Inc.,  at  which  t^Jtie  the  Authority  insisted  that  the  pro- 
rata share  of  the  $7,000  rental  ($5,366.65)  be  deducted 
from  the  pro-tanto  payment.  The  rental  for  November  1-23 
in  the  amount  of  $5,366.65  was  deducted  from  the  pro-tanto 
payment  with  the  understanding  that  a  refund  would  be  made 
if  the  Authority  reduced  he  rent  for  the  month  of  November. 

(2)  The  new  lessee  did  not  insist  that  he  was  able  to 
pay  the  prevailing  rate  of  $7,000  per  month.  He  agreed  to 
pay  the  $7,000  subject  to  review  and  adjustment  by  the 
Authority  based  upon  a  C.P.A. 's  statement  of  earnings. 

(3)  The  rental  was  net  immediately  reduced  from 
$7,000  to  $4,375  per  aonth.  On  December  6,  1961,  the  new 


-82- 

lessee,  The  Bowdoin  Square  Garage  Company/  Inc.,  paid 
the  Authority  $7,000  for  the  month  of  December. 

The  Authority  voted  to  reduce  the  rent  from  $7,000  to 
$4,375  on  January  31,  1962,  retro-active  to  December  1,  1961, 
after  receiving  a  statement  of  earnings  from  the  C.P.A.  firm 
of  Lawrence  P.  Harrington  &  Co.,  which  clearly  indicated 
that  such  a  reduction  was  warranted. 

The  Real  Estate  Officer  recommended  that  the 
adjustment  be  retroactive  to  November  1,  1961.  The  Authorit-y 
voted,  however,  to  make  it  retroactive  to  December  1,  1961. 
The  Authority  was  unwilling  to  reduce  the  rent  for  the 
month  of  November  until  the  original  occupant  submitted  a 
statement  of  earnings  over  the  signature  of  a  C.P.A. 

On  February  27,  1962,  the  Real  Estate  Officer  again 
recommended  that  the  reduction  be  retroactive  to 
November  1,  1961.  His  recommendation  was  based  upon 
information  contained  in  a  letter  submitted  by  Mr.  Lothrup 
Withington  of  Withington.  Cross,  Park  &  McCann,  attorneys 
at  73  Tremont  Street,  who  represented  the  owners  of  the 
garage.  The  Authority  again  deferred  action  and  requested 
a  C.P.A.  statement  of  earnings. 
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On  March  7,  1962,  the  Authority  voted  to  reduce  the 
rental  from  $7,000  to  $4,375  per  month  for  the  month  of 
November,  1961,  after  receiving  a  statement  of  earnings 
from  the  C.P.A.  firm  of  J.  mes  S.  Gove  &  Co.,  73  Tremont 
Street,  Boston.  The  figures  contained  in  this  statement 
clearly  indicated  that  the  reduction  was  warranted. 

These  fiacts  refute  the  statement  by  the  Auditor  that 
the  "action  was  taken  with  such  speed  that  the  adjustment 
predated  the  date  that  the  new  lessee  took  over." 
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30.  Accounts  Receivable  -  Rental  Adjustments 

The  audit  report  states  that  the  BRA  established 
a  policy  of  approving  all  rent  reductions  in  excess  of 
$100  per  month.  Thirty  adjustments  inexcess  of  $100 
were  made  on  approval  by  the  Real  Estate  Officer.  Rental 
adjustments  of  exactly  $1>j0  indicate  an  intention  of 
avoiding  BRA  Board  action. 

The  Real  Estate  Officer  reports  that  to  his  knowledge, 
no  adjustment  of  over  $100.00  per  month  was  made  without 
Board  approval. 

All  adjustments  made  were  supported  by  adequate 
documentation . 

The  report  *  s  statement ,  " it  might  be  fairly  concluded 
that  these  reductions  were  held  to  that  amount  to  avoid 
bringing  them  to  the  attention  of  the  Board"  is  completely 
untrue.  Every  such  reduction  granted  was  for  either  loss 
of  business,  reduction  of  space  or  for  adverse  conditions 
which  caused  a  loss  in  business  and  an  increase  in  the 
cost  of  doing  business,  i.e.,  displacement  of  hundreds  of 
businesses  and  families,  street  closings,  demolition 
activities  with  attendant  noise,  dirt,  confusion,  etc. 
These  adjustments  made  by  theReal  Estate  Officer  are  all 
supported  by  full  documentation. 
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31. .  Accounts  Receivable  -  Wasserman  and  Salter 

The  audit  report  contains  statements  that  this 
collection  agency  collected  back  rentals  for  Government 
Center,  Whitney  Street  and  New  York  Streets  projects 
under  a  contract  which  only  covered  the  West  End  project? 
that  the  agency  deducted  its  fee  in  violation  of  the 
contract;  and  that  BRA  records  on  collections  were 
unable  to  be  located. 

The  audit  report  sta  es  that  the  Authority's  contract 
with  Wasserman  and  Salter  covered  only  the  West  End  Project 
and  that  without  any  amendment  to  the  contract  the  same 
firm  was  used  as  collection  agency  for  Government  Center, 
Whitney  and  New  Ifork  Streets  Projects.  To  the  best 
knowledge  of  the  Authority's  staff  a  contract  was  executed 
with  Wasserman  and  Salter  for  the  New  York  Streets  Project. 
However,  this  contract  is  not  available  in  the  Authority's 
files  because  the  Boston  Housing  Authority  executed  that 
contract  along  with  all  other  contracts  for  the  New  York 
Streets  Project,  which  contracts  were  not  turned  over  to 
the  Redevelopment  Authority  when  it  was  created. 

It  is  true  that  no  v  citten  contract  has  been  executed 
with  Wasserman  and  Salter  for  the  Government  Center  and 
Whitney  Projects.  Possibly  this  is  an  oversight,  however 
there  was  a  verbal  contractual  agreement  between  the 
Authority  and  Wasserman  and  Salter  to  continue  as  collec- 
tion agents  for  these  two  projects  under  the  same  terms 
and  conditions. 
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The  audit  report's  statement  that  Wasserman  and 
Salter  remitted  only  the  net  amount  of  collections  after 
deducting  his  fee  is  incorrect.  The  only  instances  on 
record  in  which  the  collection  agent  deducted  his  col- 
lection fee  prior  to  trar  fitting  the  amount  collected 
to  the  Authority  occurred  prior  to  the  amendment  to 
the  contract.  After  the  contract  was  amended  to  pro- 
hibit the  retention  of  the  collection  fee  from  funds 
collected,  there  were  no  further  instances  where  the 
contractor  deducted  his  fee  in  advance  and  transferred 
only  the  net  amount. 

It  is  true  that  the  Authority  voted  on  May  18,  I960, 
to  charge  off  as  uncollectable  §80,192.24  in  rentals  of 
which  $15,050.30  was  later  collected  by  the  collection 
agents.  However,  there  is  a  good  reason  for  this.  The 
collection  agency  had  to  resort  to  legal  proceedings  in 
order  to  collect  the  abov  -mentioned  $15,000.  The  legal 
proceedings  had  been  initiated  and  were  pending  adjudica- 
tion. Meanwhile,  the  regional  office  of  the  Federal 
Urban  Renewal  Administration  recommended  that  the  Authority 
charge  off  as  uncollectable  the  $80,000  even  though  soma 
of  it  was  pending  litigation  and  could  be  collected. 
The  URA  did  not  request  that  the  claims  be  rescinded  by 
Wasserman  and  Salter.   In  fact  it  was  understood  that 
the  legal  collection  would  be  continued  even  though  the 
amounts  had  been  charged  off  since  the  legal  proceedings 
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were  already  in  process. 

It  is  not  true,  as  stated  in  the  report,  that 
letters  of  transmittal  regarding  collection  of  overdue 
accounts  for  the  New  York  Streets  Project  were  unavail- 
able to  the  State  Auditors.   It  is  obvious  that  the 
amount  of  more  than  $1,000  paid  to  Wasserman  and  Salter 
for  the  New  York  Streets  Project  resulted  from  fees 
earned  on  collections  made.  In  each  and  every  instance 
transmittal  letters  were  sent  to  the  firm  of  Wasserman 
and  Salter  from  the  General  Counsel  of  the  Authority 
with  enclosed  copies  of  listings  of  overdue  accounts 
prepared  by  the  site  offices.  Complete  records  of  all 
correspondence  with  Wasserman  and  Salter  are  and  have 
always  been  available  at  the  Authority's  offices  at  73 
Tremont  Street  in  the  files  of  the  General  Counsel. 
The  transmittal  of  the  New  York  Streets  accounts, 
which  the  State  Auditors  did  not  see,  was  temporarily  in 
the  files  of  the  Chief  Accountant  and  would  have  been 
available  if  further  inq-  iries  had  been  made. 
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32.  Accounts  Receivable  -  First  Realty  Company 

The  audit  report  states  that  under  a  buildirg 
management  contract  executed  on  December  21,  1961 
for  a  fee  not  to  exceed  $  1,500  per  month  plus  re- 
imbursement for  actual  e  penditures,  the  company 
received  a  total  of  $113,065.20  as  of  the  termina- 
tion date  of  April  15,  1963. 

The  audit  comment  is  very  misleading.  The  reference 

to  $113,000  payments  during  the  term  of  the  contract  is 

a  meaningless  statistical  observation,  and  as  written 

could  leave  the  unwarranted  inference  that  the  payments 

to  First  Realty  Co.  exceed  the  $1,500  per  month  provision 

in  the  contract.  The  fact  of  the  matter  is  that  the 

First  Realty  Co  did  not  receive  more  than  $1,500  per 

month  for  its  fee  under  the  contract.  The  original  figure 

of  $113,000  included  the  reimbursements  for  all  other 

costs  and  expenditures  which  were  provided  for  in  the 

contract  agreement.  For  example,  the  Authority  contracted 

and  would  be  required  under  prevailing  business  practices 

to  pay  for  the  paper  towels,  wax,  cleaning  liquids, 

water  cups,  cleaning  and  janitorial  services,  'levator 

operators — in  short,  all  the  expenditures  for  supplies 

and  personnel  needed  in  connection  with  maintaining  an 

office  building  which  the  contract  required  the  Authority 

to  reimburse  the  First  Realty  Company. 
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33.  Maintenance  Expenses 

This  section  of  the  audit  report  is  devoted  to  a 
series  of  charges  about  tie  Authority's  practices  with 
respect  to  the  maintenance  and  repair  of  BRA  owned  property 
from  the  time  of  acquisition  until  demolition. 

The  BRA  has  an  obligation  to  maintain  its  acquired 
property,  however  rundown,  in  a  way  which  will  protect 
the  health  and  welfare  of  the  occupants  until  they  are 
relocated.  The  BRA  also  has  an  obligation  to  protect  the 
public  safety,  particularly  against  the  risk  of  spread 
of  fire. 

The  BRA  must  maintain  a  higher  standard  than  the 
previous  owners  whose  neglect  of  their  properties  (for 
whatever  reasons)  was  one  of  the  major  justifications  for 
the  taking. 

The  BRA  has  made  the  choice  to  maintain  its  property 

at  a  decent  minimum  level.  The  audit  report  ignores  the 

BRA' s  public  responsibilities  and  is  full  of  errors  and 

misstatements  on  maintenance  matters. 

a)  The  audit  report  states  that  the  BRA  spent  large 
sums  of  money  maintaining  property  it  later  demolished. 

It  is  true  that  most  of  the  properties  taken  by  the 

Redevelopment  Authority  are  in  a  run-down  condition  .  Pew 
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owners  spend  any  money  on  properties  they  know  are  going 
to  be  taken  from  them.  It  is  also  true  that  greater 
demands  are  made  upon  the  Redevelopment  Authority  than 
upon  a  private  landlord.  For  example,  a  brief  review  of  the 
number  of  complaints  on  Government  Center  received  and 
handled  by  the  Maintenance  Department  between  October  25 , 
1961  and  March  5,  1962  discloses  that  from  the  time  of 
taking  we  received  and  processed  2,445  complaints  requiring 
some  form  of  remedial  action. 

Of  this  amount  609  were  handled  directly  by  the 
Maintenance  Department.  The  remaining  1,836  are  broken 
down  in  the  following  cat  gories: 


Heating 

264 

Electrical 

309 

Elevators 

332 

Rubbish,  gargage,  etc. 

157 

Plumbing 

710 

Roofing 

30 

Sprinklers 

2 

Exterminating 

24 

Glass 

5 

Refrigeration 

2 

Motor  Repair 

1 

1,836 
.  *  When  properties  taken  by  the  Redevelopment  Authority 
are  occupied  by  tenants,  it  is  the  policy  of  the  Authority 
to  keep  them  in  a  livable  condition.  The  audit  report,  in 


-91- 
effect,  accuses  the  Authority  of  doing  too  much  for  tenants 
who  eventually  are  to  be  elocated.   Obviously,  however, 
properties  must  be  kept  in  safe  and  livable  condition  while 
they  are  occupied  by  tenants. 

On  October  17,  1961  the  Authority  adopted  a  "Property 
Management  Policy"  outlining  the  policies  to  be  followed  on 
acquired  property.  Section  1(A)  of  this  policy  provides, 
"from  the  date  of  acquisition  until  a  structure  is  vacated, 
the  Authority  shall  maintain  in  safe  operating  condition  (a) 
a  plumbing  system  (b)  heating  system  (c)  electrical  system 
(d)  elevators."  This  policy  conforms  with  the  requirements 
of  the  Federal  urban  Renewal  Administration  as  outlined  in 
the  Urban  Renewal  Manual,  Section  15-1. 

b)  The  audit  report  states  that  $188,000  in  salaries 
was  paid  to  BRA  maintenanc _e  staff  while  $1,675,000  was 
paid  to  contractors. 

Actually,  over  a  period  of  lh   years,  July  1955  to 

February  1963,  a  total  of  $1,771,041.53  was  spent  on  the 

properties  in  six  project  areas.  Over  50%  of  this  sum  was 

on  the  Government  Center  area  ($914,423).  The  audit  report 

neglected  to  state  that  the  figure  included  water  and 

sewerage  charges,  fuel  oil,  coal,  steam,  gas  and  electricity, 

wages  of  charwomen,  janitors,  elevator  operators,  etc.,  and 
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premiums  paid  for  public  liability,  workmen's  compensation 

and  other  insurance.  The  table  below  shows  the  itemized 

breakdown  of  these  costs.  Repairs  amount  to  but  27%  of 

the  total  costs.  The  number  of  repair  or  maintenance  jobs 

Where  the  cost  exceeded  $500  was  less  than  1%   of  the 

total  number  of  work  orders  issued. 

Maintenance  and  Operation  -  All  Projects 

Acct.  No.      Cl a s si f i cat ion  Amount 

R1448.031      Repairs  §486,926.49 

R1448.032      Wages;  Jani zors,  Charwomen, 

Elevator  d srators, Watchmen, 

etc.  457,081.88 

R1448.033      Fuel, Light, Power, Gas,  Steam  529,982.57 

R1488.034      Insurance  224,797.75 

$1448.035      Water  and  Sewerage  Charges    72.252.84 

$1,771,041.53 

c)  According  to  the  audit  report  competitive  bidding 
was  not  used  in  awarding  work 

The  Authority  does  not  have  favored  contractors.  The 

Authority  places  all  its  work  with  reliable  business  firms 

who  are  well  established,  competent  and  available  to  perform 

the  emergency  services  required  by  the  Authority  especially 

during  a  spell  of  sub-zero  weather,  for  example,  when 

thousands  of  water  pipes  freeze  in  cold  water  flats 

throughout  the  city  as  well  as  in  the  project  areas. 
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d)  The  audit  report  states  that  State  law  requires 
competitive  bidding  for  agencies  receiving  periodic 
appropriations  by  the  Commonwealth 

The  audit  report  strongly  implies  that  the  Authority  is 

in  violation  of  this  statute.   It  is  the  opinion  of  the 

General  Counsel  of  the  Authority  that  this  statute  is 

not  applicable.  The  audit  report's  comment  on  the  same 

page  that  "the  Authority  should  have,  on  their  own  initiative, 

based  their  expenditures  on  competitive  bidding"  does  not 

take  into  consideration  the  problems  which  must  be  met. 

The  great  bulk  of  the  wor.:  that  is  given  out  is  of  an 

emergency  nature.  It  is  unpredictable,  indeterminate,  and 

unrelated. 

e)  According  to  the  audit  report,  with  the  buildings 
having  been  demolished,  there  is  not  way  of  knowing  if  the 
work  was  ever  perfented. . 

The  fact  is  that  there  is  nothing  in  the  records, 
that  would  raise  doubt  that  work  paid  for  was  not  performed. 
The  fact  that  buildings  are  now  demolished  does  not,  raise 
any  doubt  that  payment  was  made  for  work  which  was  not 
performed.  This  implication  is  unfortunate  and  unfair. 
The  Authority  categorically  states  that  all  work  paid  for 
was  performed  to  the  best  of  its  knowledge. 
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In  this  connection  it  should  be  pointed  out  that 
work  is  performed  on  the  basis  of  complaints  received 
from  tenants  or  former  owners  whose  names  are  listed 
in  the  work  orders.  The  work  order  procedure  contains 
a  certification  by  an  Authority  employee  that  the  com- 
pleted work  has  been  inspected  and  contains  a  signed 
certification  that  the  work  was  performed. 

Furthermore,  it  is  net  true  that  it  is  impossible  to 
determine  or  verify  that  the  work  was  done  simply  because 
the  buildings  were  demolished.   It  is  a  relatively  simple 
matter  to  locate  the  former  tenants  or  owners  in  order  to 
verify  the  fact  that  complaints  were  made  and  whether  or 
not  work  was  performed.   The  Authority's  records  contain 
the  names  of  the  ccswDladnants  and  their  new  address  in 
almost  every  case. 

On  the  same  subject  it  should  be  noted  that  in  the 
same  paragraph  (on  page  45)  the  audit  report  suggests 
that  the  Authority  should  demolish  properties  rather  than 
make  emergency  repairs,  which  were  ordered  by  the  Fire, 
Health,  Building  and  Elev  tor  inspectors.   The  fact  is  thi.t 
these  buldings  contained  residential  or  business  tenants 
who  could  not  be  relocated  overnight  by  a  magic  formula. 
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In  addition  the  audit  report  disparages  the  point  that 
repairs  were  ordered  in  a  great  many  instances  by  Sire, 
Health,  Building  and  Elevator  Inspectors  of  the  City  of 
Boston.  For  the  record,  it  is  worth  noting  the  following 
statistical  summary  of  complaints  and  abatement  orders 
issued  by  and  received  from  the  City  law  and  code  enforce- 
ment agencies: 

West  End  Project:   (in  the   period  from  June  10,  1958 

to  January  21,  1960) 

28  Health  Department  notices  to  abate  nuisances- 
Removal  of  rubbish  and  garbage. 

93  Fire  Department  Abatement  Orders  -  principally 
for  the  removal  of  inflammable  rubbish  from 
cellars  and  passageways,  etc. 

Government  Center  Project:  (from  November  8,  1961 

to  June  4,  1962) 

71  Building  Department,  Elevator  Division  - 
notices  of  repairs  required  to  be  made  in 
compliance  with  the  General  Laws. 

It  should  also  be  noted  that  the  American  Employers' 

Insurance  Company,  who  were  the  low  bidders  on  the  public 

liability  insurance  policy  for  the  Government  Center,  made 

a  complete  inspection  by  a  survey  team  of  all  elevators  ii. 

the  Government  Center  Project.   As  a  result  of  the  survey 

team  inspections  the  Employers*  notified  the  Authority  of  112 

complaints  which  were  listed  in  a  memo  dated  December  5,1961. 


- 
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It  should  be  remembered  that  the  Redevelopment 
Authority  has  been  dealing  with  families  and  business 
establishments  which  were  being  uprooted  and  dispossessed 
to  make  way  for  renewal  and  redevelopment  programs.  It 
has  been  and  is  the  policy  of  the  Authority  to  give  every 
possible  consideration  and  assistance  to  these  people. 
That  has  resulted  at  times  in  expenses  which  a  private 
landlord  under  similar  circumstances  would  seek  to  avoid 
by  evejey  means  possible. 
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34.   Persil  Construction  Company 

According  to  the  audit  report  a  total  of  $126,000 
was  paid  to  this  company  for  maintenance  and  rubbish 
removal.   Photographs  of  the  rubbish  were  taken  for 
BRA. 

Antonio  F.  Perez,  Jr.,  principal  officer  of  the 
Persil  Construction  Company,  has  been  in  the  construction 
and  small  contracting  business  since  1948.   He  obtained 
his  builder's  license  on  November  12,  1948.  Since  1948 
he  has  done  extensive  work  for  private  individuals  and 
firms,  public  and  semi-public  agencies.   On  June  8,  1959, 
he  incorporated  the  Persil  Construction  Co.,  Inc.,  as  a 
corporation.   He  became  Treasurer  of  the  corporation  and 
his  wife,  Mrs.  Priscilla  C.  Perez,  the  president.   The 
company  reports  that  the  major  part  of  its  business  is 
with  accounts  other  the :  the  Boston  Redevelopment 
Authority. 

As  explains^  above,  the  bulk  of  the  maintenance 
work  was  required  because  o  the  complaints  and  abate- 
ment orders  issued  by  the  Fire,  Health  and  Building 
Department  inspectors  of  the  City  of  Boston.  All  of  the 
conditions  described  in  the  abatement  orders  from  the 
City  Departments  were  of  an  emergency  nature.   Immediate 
attention  and  remedy  was  compulsory.  The  abatement 
orders  specified  that  the  hazardous  conditions  were  to 
be  remedied  within  two  to  seven  days. 


' 


! 
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Moreover,  because  of  the  nature  of  the  conditions 
that  exist  in  a  redevelopment  area,  similar  situations 
continually  recur  from  time  to  time.   It  is  almost 
impossible  to  prevent  the  accumulation  of  debris  and 
rubbish  in  a  large  area  which  is  being  continually 
vacated  by  tenants  who  are  relocated.  Outsiders  have 
been  known  to  drive  through  these  areas  and  deposit 
rubbish  and  debris  wherever  they  could  find  vacant  space 
to  do  so.  These  conditions  are  hazardous  to  health  and 
safety  of  the  occupants.   II  is  impossible  to  predict 
how  much  of  it  there  will  be,  where  it  will  occur  and 
when  accumulations  develop.   Since  abatement  orders 
require  immediate  action,  the  work  has  to  be  done 
whenever  necessary. 

In  the  Government  °~nter  Project  there  existed  a 
different  type  of  rubbish  accumulation.  A  great  deal 
of  debris,  unusuable  materials,  obsolete  equipment  and 
other  rubbish  develops  whenever  a  firm  moves  from  an 
established  location  of  many  years  into  new  quarters. 
Many  of  the  Government  Center  firms  were  in  such 
businesses  as  the  fabrication  of  materials,  processing 
of  parts,  and  the  manufacturing  of  boxes,  mattresses, 
etc.,  all  of  which  result   n  an  accumulation  of  excess 
materials  and  waste. 
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If  the  former  tenants  were  forced  to  remove  this 
rubbish  and  waste  upon  vacating  the  premises,  the  costs 
of  the  removal  would  be  charged  to  the  Authority  as  part 
of  the  relocation  payment  claim.   In  effect  then,  there 
would  be  no  saving  to  the  Authority  by  requiring  the 
removal  by  the  former  tenants.   However,  the  existence 
of  this  rubbish  and  inflammable  materials  is  in  violation 
of  the  laws.   The  fire  prevention  bureau  has  been  very 
alert  in  inspecting  vacant  buildings  in  the  congested 
downtown  area,  and  the  fire  department  has  ordered 
immediate  removal  of  this  inflammable  material  and 
rubbish.   Because  most  of  these  buildings  are  not  free- 
standing structures,  but  are  physically  connected  with 
adjacent  structures  by  party  wall  arrangements,  it  is 
too  costly  to  demolish  +^em  until  the  entire  block  is 
vacant.   Therefore,  inflammable  materials  are  removed 
and  the  buildings  are  then  released  to  the  demolition 
contractor,  who  is  required  by  his  contract  to  either 
demolish  or  to  completely  board  up  the  buildings  in 
order  to  prevent  fire  hazards. 

The  practice  of  having  photographs  taken  of  the 
rubbish,  waste  and  debris  which  accumulates  in  these 
vacated  buildings  was  arrived  at  in  order  to  adequately 
document  the  conditions  which  exist  and  the  amount  of  work 
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involved  in  rubbish  removal.   It  should  be  remembered  that 
this  rubbish  and  waste  material  is  bulky,  scattered  and 
very  difficult  to  handle  except  manually.   Many  of  the 
buildings  do  not  have  elevators,  contain  narrow  stairways 

i 

and,  in  general,  the  removal  of  the  rubbish  cannot  be 

handled  by  mechanical  equipment  because  the  buildings  are 

located  on  congested,  narrow,  busy  streets  which  of  itself 

slows  down  the  removal  efforts. 

a.)   The  audit  report  stated  that  "on  July  20,  1959 
this  company  under  Voucher  #1525  was  paid  $50.48  to  repair 
marble  steps  at  50  Poplar  Street  and  again  on  August  27,  1959, 
under  Voucher  #1789,  the  same  company  was  paid  $59.95  for 
fixing  marble  stairs  at  the  same  address.   The  note  made  on 
this  latter  voucher  stated  that  this  was  not  the  same  step 
that  was  fixed  on  July  20,  1959." 

The  reference  in  the  audit  report  to  the  fact  that  the 
same  stairs  were  repaired  twice  or  that  only  one  step  was 
repaired  each  time  is  incorrect.   The  second  work  order  refers 
to  the  fact  that  one  of  the  two  steps  broken  had  been  repaired 
before.   This  was  a  recurring  problem  from  time  to  time  during 
the  life  of  the  project  and  one  which  was  impossible  to  pre- 
vent.  The  important  point  was  to  correct  hazardous  conditions 
which  occurred   as  a  result  of  vandalism  and  to  comply  with 
the  insurance  company's  request  so  that  claims  resulting  from 
injury  would  be  minimized. 
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b.)  According  to  the  audit  report  "under  Voucher  #2119 
this  company  charged  the  BRA  $31.39  to  replace  one  broken 
glass  in  a  skylight.  This  voucher  included  the  services 
of  one  man  and  a  truck  for  three  hours." 

The  reference  in  the  audit  report  that  one  pane  of  glass 

was  replaced  is  misleading.  The  general  size  of  glass  in 

a  skylight  unit  of  this  type  is  approximately  18"  x  24" . 

These  panes  are  angle  set  on  a  metal  frame  and  pose  a  problem 

in  sealing  if  not  set  right,  or  the  right  material  used.  In 

addition,  they  are  generally  set  16  feet  above  the  landing 

level  for  added  protection.  The  glass  is  heavier  than 

window  glass.  That  a  contractor  would  use  a  truck  to  carry 

his  equipment  for  such  a  job  would  not  seem  to  be  unwarranted 

or  unusual. 

c.)  Further,  the  audit  report  states  that  "under 
Voucher  #2215  the  BRA  was  charged  $23.50  as  the  cost  of 
removing  a  board  hanging  from  a  window  sill  by  a  rope." 

The  basic  factor  involved  here  was  that  the  unit  was  in 
such  a  position  on  the  face  of  the  building  as  to  prevent  its 
removal  from  within  the  building  itself.  These  units,  con- 
sisting of  wooden  planking  secured  and  mounted  on  wooden 
brackets,  were  set  approximately  three  feet  below  the  window, 
and  used  as  a  flower  box  arrangement.  Due  to  the  passage  of 
time,  the  rotting  away  of  one  section  of  a  bracket  caused  the 
wooden  planking  to  be  hanging  from  one  support,  thus  creating 
a  serious  hazard  to  pedestrians  passing  below  on  a  main 
thoroughfare.  It  was  necessary  for  the  contractor  to  remove 
this  unit  from  the  facade  of  the  building  by  the  use  of  a 
ladder . 
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d.)  Again,  the  audit  report  found  that  "under  Voucher 
#2293  the  BRA  was  charged  $158.00  for  boarding  up  windows 
in  a  store  on  the  corner  of  Allen  and  Chamber  Streets.  This 
voucher  included  the  cost  of  two  carpenters  for  eight  hours 
each  and  a  truck  for  eight  hours." 

The  boarding-up  done  on  this  work  order  was  to  prevent 
freeze-ups  in  the  plumbing  system  through  the  building  which 
was  still  tenanted.  Experience  had  shown  that  unless  a 
good  job  of  boarding-up  were  done  in  a  situation  such  as 
this,  a  much  greater  problem  with  the  water  systems  in  these 
cold-water  flats  would  have  occurred.  The  problem  was  gen- 
erally caused  by  vandalism.  When  a  store  became  vacant,  it 
was  only  a  short  period  of  time  before  the  windows  were 
broken.  This  store  had  windows  on  two  streets,  Allen  and 
Chambers,  which  were  broken,  thus  necessitating  the  boarding- 
up  to  be  done  in  such  a  manner  as  to  give  the  greatest  amount 
of  security. 

e.)  The  audit  report  also  stated  that  "under  Voucher 
#1834  the  BRA  was  charged  $223.50  for  boarding  up  #5  Allen 
Street  and  the  work  involved  the  services  of  two  carpenters 
and  two  helpers  for  a  total  of  nine  hours  per  man." 

The  Supervisor  of  Maintenance  stated  that  this  job  had 

presented  a  number  of  problems  when  the  one  remaining  tenant 

at  #5  Allen  Street  made  numerous  complaints  relative  to  #3 

Allen  Street  which  was  totally  vacant  and  the  upper  floors 

of  #5  Allen  were  constantly  being  broken  into  even  though 

the  Maintenance  Staff  had  resecured  the  building  a  number  of 

times.  To  make  the  premises  as  secure  as  possible,  the 

"Work  Order"  was  issued  to  the  Persil  Co.  to  secure  the 
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premises.  The  big  danger  in  these  incidents  was  the  potential 

of  fire  being  started  in  the  vacant  units,  thus  posing  a 

real  danger  to  tenants. 

f.)  The  audit  report  said  that  "under  Voucher  #2037 
the  BRA  was  charged  $101.45  for  filling  in  a  hole  in  an 
alley  with  cement." 

The  alley-way  in  question  was  used  by  a  considerable 
number  of  tenants  going  in  and  out  of  the  rear  of  Nos.  7 
and  11  N.  Russell  Street.  In  addition,  the  rubbish  barrels 
for  these  buildings  were  brought  out  through  this  alley  for 
collection.  The  alley-way  was  made  of  brick  requiring  that 
it  be  repaired  with  a  solidified  aggregate  material  to  pre- 
sent a  solid  surface.  The  hole  was  quite  deep  and  necessitated 
providing  fill  to  take  up  the  major  portion  of  the  depth 
and  supply  a  base  for  the  aggregate  surface. 

g.)  Also,  the  audit  report  stated  that  "under  Voucher 
#1720  this  company  was  paid  $620.00  for  removing  rubbish 
and  dog  stools  from  certain  streets  in  the  West  End  area.* 

The  accumulation  of  garbage,  refuse  and  dog  droppings 

on  streets,  sidewalks,  alleys,  hallways  and  stairs  of 

buildings  became  a  serious  safety  and  health  problem.  City 

Health  Inspectors  made  frequent  verbal  requests  to  the 

Authority' s  maintenance  department  to  correct  the  situation. 

The  streets  involved  in  this  case  were  cleaned  in  a  combination 

of  ways.  Garbarge  and  refuse  was  removed  from  both  the  front 

and  rear  of  the  buildings;  in  addition,  the  contractor  swept 

the  areas  (including  sidewalks,  streets,  hallways)  so  that 

all  loose  garbage  and  rubbish  was  removed. 


■ 
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35.  Robert  A.  LaCentra  Company 

According  to  the  audit  report  work  was  awarded  to 
this  company  without  contract  or  bid.  Charges  were  based 
on  rates  for  licensed  plumbers;  however,  the  employees 
were  not  so  licensed.  Furthermore,  repeated  calls  were 
made  to  the  same  properties . 

The  Robert  A.  LaCentra  Company  has  been  in  business 
since  1912.  Mr.  Robert  A.  LaCentra,  president  and 
treasurer  of  the  company,  is  president  of  the  Masters 
Plumbers  Association  of  Boston  and  vicinity.  The  company 
reports  that  the  work  it  does  for  the  Boston  Redevelop- 
ment Authority  represents  less  than  5%  of  the  total  volume 
of  its  business. 

The  statement  in  the  audit  report  that  "at  least  6 
of  the  employees  of  this  firm  are  not  registered  plumbers" 
is  a  misleading  statement  and  creates  a  false  and  unfair 
impression  that  the  Authority  is  being  charged  the  higher 
rates  of  pay  for  journeymen's  services  while  only  receiving 
services  of  non- journeymen  workers.  The  following  facts 
were  presented  to  the  members  of  the  Auditor's  staff  about 
6  weeks  prior  to  the  publication  of  the  report  containing 
the  above  statements 

Of  the  6  employees  alleged  not  to  be  registered  plumbers, 
one  was  a  registered  plumber.  The  confusion  arose  because 
the  plumbing  company  had  two  employees  with  the  same  last 
name.  The  wrong  person  was  checked  with  the  State  Board 
of  Plumbers.  The  other  five  persons  were  steam  fitters, 
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sprinkler  fitters,  gas  fitters  or  pipe  fitters,  whose  pay 
is  at  least  the  same  or  5C  per  hour  more  than  that  of 
journeymen  plumbers.  The  services  of  these  6  people 
were  billed  to  the  Authority  as  mechanics,  not  as  plumbers. 

The  audit  report  also  mentions  that  the  company  was 
paid  over  and  over  again  for  repeat  calls  to  the  same 
location  and  that  there  were  other  instances  where  other 
plumbing  costs  were  paid  for  repair  work  on  the  same 
properties .   It  is  no  doubt  true  that  several  repeat 
plumbing  repairs  were  necessary  at  the  same  location. 
This  would  be  very  probable  since  most  of  the  properties 
taken  over  by  the  Authority  are  cold-water  flats.   It  is 
not  unusual  to  have  several  freeze-ups  during  a  single 
week  in  an  old  cold-water  flat.  This  is  true  in  many 
older  sections  of  the  city  as  well  as  in  project  areas. 
Vandalism  which  occurs  beyond  the  control  of  the  Authority 
contributes  to  these  freeze-ups  because  of  broken  windows 
and  pipes  and  equipment  which  are  stolen  by  vandals. 

Moreover  as  one  or  two  apartments  become  vacant  in 
4  cr  5  apartment  buildings  the  chances  of  freeze-ups  are 
increased  considerably  because  of  the  vacancies.  It 
should  also  be  noted  that  a  condition  of  the  plumbing 
systems  in  all  sub-standard  properties  is  generally  very 
poor  because  of  neglected  maintenance  and  obsolescence. 
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In  cold  weather,  even  normal  usage  brings  about  continual 

breakdowns,  stoppages  and  leaks  because  of  deteriorated 

conditions.   The  fact  that  repeated  repairs  are  made  at 

the  same  location  during  the  same  winter  season  does  not 

mean  that  the  original  repair  was  done  improperly.   It  only 

meaa  s  that  there  is  a  recurrence  of  the  same  condition  that 

necessitated  the  first  repair. 

a.)   The  audit  report  states  that  "under  Voucher  #1591 
this  company  was  called  because  of  a  leak  in  the  roof  and  as 
a  result,  at  a  cost  of  $58.00  the  plumbers  notified  the  BRA 
that  the  roof  needed  new  flashing.  According  to  the  voucher, 
this  determination  required  ten  hours  of  work  on  the  part  of 
the  plumbers  and  it  is  worthy  of  further  comment  that  a 
roofer  was  later  paid  $42.95  to  repair  this  flashing." 

The  audit  report  infers  that  nothing  was  done  by  the 

plumbing  contractor.  This  as  shown  by  the  record  is  not  so. 

The  drain  in  question  was  clogged  and  necessitated  a  rodding 

out  process  to  allow  the  surplus  water  to  be  drained  off. 

The  work  was  done  on  Saturday,  on  an  overtime  basis,  because 

tenants  still  occupied  the  building.   The  fact  that  water  still 

leaked  into  the  building  because  the  flashing  needed  repair, 

does  not  obviate  the  fact  that  the  drain  was  clogged  and  needed 

to  be  freed.   As  a  public  agency,  the  BRA  would  be  subject  to 

a  great  deal  of  criticism  if  it  did  not  make  this  type  of 

repair  in  an  occupied  building. 

b.)   The  audit  report  says  that  "under  Voucher  #1591  a 
store  with  broken  windows  was  reported  to  the  telephone 
answering  service  employed  by  the  Authority  and  that  service 
called  this  company  and  as  a  result,  the  plumbers  boarded  up 
the  broken  windows  and  charged  the  BRA  $34.80." 

As  a  result  of  the  Police  of  Division  3  contacting  the 
answering  service  relative  to  a  hazardous  condition, 
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the  answering  service  contacted  the  plumbing  contractor. 
The  plumber  responded  and  made  a  temporary  board-up  to 
overcome  the  hazardous  condition.  This  system  is  no  longer 
being  used.  Our  own  staff  now  respond  to  such  calls  and 
make  temporary  repairs,  unless  an  emergency  situation  is 
involved  with  utilities. 

c.)   According  to  the  audit  report  "under  voucher  #311 
this  company  was  called  to  24  Hale  Street  on  a  complaint 
that  there  was  no  water  in  the  building.  The  BRA  was  there- 
upon charged  $24.40  to  turn  the  water  on." 

This  work  order  resulted  from  a  call  outside  regular 

working  hours  to  the  answering  service,  by  the  tenant 

on  the  second  floor,  reporting  no  water  services  as  a 

result  of  vandalism  on  the  vacant  first  floor  apartment. 

The  water  had  been  turned  off  and  the  tenant  on  the  second 

floor  was  without  water  as  well  as  the  tenant  on  the  third 

floor.  The  complaint  was  serviced  immediately.  The  BRA 

now  uses  its  own  help  to  check  out  such  situations.  Calls 

for  outside  tradesmen  are  made  only  where  warranted  on  an 

emergency  basis. 

d.)  Further,  according  to  the  audit  report  "under 
Voucher  #460  this  company  was  called  to  60  Cornhill  Street 
to  repair  a  leak  in  the  cellar.  As  a  result,  the  BRA 
was  advised  that  the  main  Edison  steam  valve  was  leaking 
and  they  charged  $166.52  for  this  advicr©." 

The  records  indicate  that  a  complaint  was  received  at 

4  p.m.  on  the  18th  of  January.  Temporary  repairs  were 


■ 
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made  which  took  until  6  p.m.  of  that  day  and  on  the 
following  day,  the  19th,  the  heat  was  shut  down  so  that 
a  section  of  a  defective  steam  return  line  could  be  removed 
and  replaced.  The  reference  to  the  main  steam  valve  is 
correct,  but  misleading.  The  main  steam  valve  is  the 
responsibility  of  Boston  Edison,  who  was  the  steam  supplier. 
This  valve  is  located  at  a  point  in  the  building  where 
the  line  comes  through  the  foundation  wall  and  is  not 
to  be  confused  with  the  work  on  the  return  line  performed 
by  the  contractor.   In  brief  the  BRA  replaced  a  section 
of  a  defective  steam  return  line  and  notified  Edison  of 
a  defect  in  the  main  steam  valve. 


e.)  The  audit  report  states  that  "under  Voucher  #250 
the  company  charged  the  BRA  $338.60  for  three  days  work  in 
repairing  a  leak  in  the  hot  water  tank." 

The  repairs  made  on  this  work  order  were  necessitated 
by  the  fact  that  the  occupant  ran  a  restaurant  at  this 
location  and  hot  water  was  vital  to  the  conduct  of  the 
business.  In  addition  a  waste  line  was  broken  and  had  to 
be  repaired  for  the  same  reason  to  enable  the  occupant  to 
conduct  his  business,  which  was  supplying  food  to  the  pub- 
lic. The  cost  of  material  used  amounted  to  $165.70  leaving 
the  balance  of  $172.90  for  labor. 
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f.)   According  to  the  audit  report  "under  Voucher 
#300  the  BRA  was  charged  $166.17  to  replace  a  defective 
hot  water  tank.   According  to  the  records  submitted,  it 
required  the  services  of  two  plumbers  for  seven  hours 
apiece  to  install  a  tank  which  cost  $33.00." 

A  breakdown  shows  that  the  cost  of  labor  was  $91.50 
and  the  parts,  including  the  city  inspected  tank,  permit, 
etc.,  came  to  $74.67.   The  labor  costs,  in  this  case,  re- 
flect the  fact  that  it  was  necessary  to  shut  down  the  water 
service  in  the  building  completely  and  drain  same  before 
the  defective  tank  could  be  replaced.  When  this  was  done, 
the  new  unit  was  installed  and  a  test  run  after  the  water 
service  was  turned  back  on.  With  the  type  of  plumbing 
existing  in  these  buildings  (cold  water  flats)  it  is 
necessary  to  check  the  lines  thoroughly  after  the  service  is 
turned  on,  to  see  that  the  water  pressure  is  restored  without 
any  leaks  throughout  the  building. 

g.)   The  audit  report  states  that  "under  Voucher 
#361  the  BRA  was  charged  $210.29  representing  seventeen 
hours  of  plumbing  work  to  install  a  hot  water  tank  that 
cost  $58.60 

A  breakdown  shows  that  labor  cost  $103.70  to  install 

a  30  gallon  automatic  hot  water  storage  tank.   In  addition, 

there  were  parts  and  piping  which,  including  the  cost  of 

the  tank,  amounted  to  $106.59.   The  work  was  accomplished 

in  a  manner  to  restore  service  to  the  occupant  as  quickly 

as  possible  at  the  minimum  cost  to  the  Authority. 
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h.)   According  to  the  audit  report  "under  Voucher 
#460  the  company  charged  the  BRA  $119.60  to  repair  six 
radiator  vents  and  according  to  the  voucher  it  required 
thirteen  hours  of  plumbing  work  and  a  truck  for  one  hour 
to  perform  this  service." 

These  repairs  were  necessary  to  keep  the  occupied 

portion  of  the  building  supplied  with  heat  and  also  provide 

an  opportunity  to  do  preventive  maintenance.  The  building 

had  a  large  amount  of  tenants  and  had  a  wet  sprinkler  system 

which  made  it  necessary  to  keep  heat  in  the  building  to 

prevent  the  system  from  freezing.  The  number  of  men  used 

in  this  instance  was  due  to  the  size  of  the  building  and 

number  of  tenants  involved.   In  addition ,  the  other  floors 

would  have  been  checked  by  the  men  to  make  sure  that  the 

radiators  were  in  service. 

i.)   The  audit  report  says  that  "under  Voucher  #361 
it  cost  the  BRA  $54.31  to  repair  the  ball  cock  in  a  flush 
toilet.   According  to  the  voucher,  this  work  required 
seven  hours  of  plumbing  work." 

An  examination  of  the  records  discloses  that  it  was 

necessary  to  shut  down  the  water  service  to  repair  a  leak 

in  the  lead  plumbing  line  supplying  water  to  the  toilet 

facility.   The  water  lines  in  this  building  were  concealed 

in  the  floor,  making  it  difficult  to  locate.   However,  the 

leak  was  located  and  repaired  and  the  defective  toilet 

equipment  was  replaced.   A  breakdown  of  the  cost  shows  that 

$42.70  was  expended  for  labor  and  $11.61  for  parts. 
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j.)  Further,  the  audit  report  states  that  "under 
Voucher  #460  this  company  installed  new  piping  from 
cellar  to  the  top  floor  in  a  building  at  Norman  Street 
at  a  cost  of  $305.24.   It  is  worthy  of  comment  that 
there  was  only  one  apartment  in  the  building  which  re- 
mained occupied  at  the  time  these  repairs  were  made." 

This  work  order  resulted  from  a  complaint  by  the 
woman  tenant  on  the  4th  floor  of  13  Norman  Street  that 
there  was  no  water  for  sanitary  or  other  facilities  be- 
cause of  broken  pipes  in  the  building  due  to  vandalism. 
When  the  plumbers  inspected  the  building  the  first 
thing  they  found  was  that  the  main  drain  (soil)  stack 
was  frozen  and  clogged  so  that  the  toilets  could  not 
be  used.   Prior  to  doing  any  repair  work  to  the  pipes, 
the  plumbers  had  to  cap  off  all  the  water  pipes  on  both 
sides  of  the  building  first.  Then  the  soil  stack  was 
thawed  out  and  a  broken  toilet  on  the  first  floor  repaired. 
After  restoring  water  to  the  building,  it  was  discovered 
that  the  water  main  on  one  side  of  the  building  had  com- 
pletely frozen  and  burst  beyond  repair.  At  this  point 
it  became  necessary  to  remove  all  the  pipes  from  the 
main  water  drain  and  install  new  piping  from  the  cellar 
to  the  top  floor  in  order  to  restore  toilets  and  other 
water  facilities. 

This  building  is  typical  of  the  majority  of  the  older 
sections  of  the  City,  as  well  as  in  project  areas,  where 
there  is  no  central  heating,  and  because  these  are  cold- 
water  flats  extreme  cold  weather  causes  freeze-ups.  The 
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deteriorated  and  obsolete  pipes  have  outlived  their 
usefulness  and  cannot  be  repaired  by  sections.   In 
this  particular  case  the  original  problem  was  caused  by 
vandalism  and  the  cold  weather  caused  the  freeze-ups  and 
the  bursting  of  the  pipes . 

It  should  be  noted  that  the  Authority  is  under  an 
obligation  to  relocate  families  to  decent,  safe  and  sani- 
tary housing,  within  their  means  to  pay  and  reasonably 
accessible  to  their  places  of  employment.  The  Authority 
staff  has  exercised  every  effort  to  carry  out  these  obliga- 
tions. Obviously  all  families  cannot  be  relocated  on  the 
same  day  or  at  the  same  time.  When  a  freeze-up  occurs, 
it  is  often  impossible  or  impractical  to  relocate  a 
family.  The  only  thing  that  can  be  done  in  such  cases  is 
to  repair  the  piping  in  the  cold-water  flat.  Furthermore, 
there  are  many  situations  where  the  site  occupant  refuses  to 
be  temporarily  moved. 


k.)   The  audit  report  stated  that  the  Boston  Fire 
Department  notified  the  BRA  that  it  would  be  required 
either  to  repair  the  boilers  or  install  a  dry  fire  alarm 
system  at  the  Leopold  Morse  Building,  137  Washington 
Street.  The  LaCentra  Company  was  retained  to  install  such 
a  system  at  a  cost  of  $3,739.70  plus  an  additional  $2,442.56 
for  repairs  to  this  same  building.  The  building  was  vacant, 
except  for  a  temporary  rental  for  three  months ,  from  the 
date  of  the  BRA  taking  to  the  date  of  this  audit. 
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The  Fire  Department  found  that  a  hazardous  condition 
existed  in  this  building  which  endangered  an  adjoining 
building  containing  ten  tenants .  The  Fire  Department 
ordered  that  either  a  new  boiler  be  installed  and  other 
repairs  made  at  an  estimated  cost  of  $6,000.00  to  heat  a 
vacant  building  so  that  the  sprinkler  system  would  not 
freeze,  or  that  a  dry  gas  system  be  installed.  The  Fire 
Department  ordered  that  one  of  these  steps  be  taken  immedi- 
ately.  It  was  found  that  the  installation  of  the  dry  gas 
system  would  be  substantially  more  economical  than  install- 
ing a  new  boiler  and  then  purchasing  oil  to  heat  a  vacant 
building.  This  was  an  emergency  measure  to  protect  the 
public  against  a  possible  conflagration  in  a  congested 
downtown  area.  The  subsequent  payment  of  $2,442.56  for 
repairs  to  the  same  dry  gas  system  was  made  necessary  by 
vandalism. 

The  demolition  of  the  Leopold  Morse  Building  was  not 
feasible,  even  though  it  was  vacant  because  it  was  not  a 
separate,  self -standing  structure.   It  was  immediately 
adjacent  to  the  next  building  containing  ten  business 
tenants.  Under  these  conditions  it  is  physically  difficult 
and  expensive  to  demolish,  as  well  as  hazardous.  The 
Leopold  Morse  Building  was  assessed  at  $230,000.00  bringing 
a  tax  revenue  of  approximately  $23,000  per  year. 
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It  is  understandable  that  at  first  glance  the  expendi- 
ture of  money  on  a  vacant  building  would  be  considered 
waste.  However,  that  is  not  true  when  expenditures  are 
made  on  a  vacant  building  which  is  a  hazard  to  the  public. 
The  Redevelopment  Authority  would  be  open  to  severe  criti- 
cism and  legal  prosecution  if  it  did  not  move  promptly  to 
correct  the  dangerous  conditions  called  to  its  attention. 

It  was  and  is  the  requirement  of  the  Fire  Department 
that  when  a  building  is  to  be  razed,  the  automatic  sprinkler 
and/or  fire  alarm  system  is  to  be  kept  in  service  until 
the  day  before  demolition.. 
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36.   J.  M.  McCusker  Company,  Inc. 

The  audit  report  states  that" a  partial  examination 
of  vouchers  on  the  West  End  project  indicates  that  this 
company  received  more  thar  $60,000.00  exclusively  for 
plumbing  work." 

Mr.  James  M.  McCusker  established  a  plumbing 

business  in  1934  doing  business  as  J.M.  McCusker  Co. 

The  firm  handled  jobbing  work  for  leading  firms  in 

the  city  and  did  considerable  new  construction  work  for 

the  past  25  years.  The  work  done  for  the  Authority 

represented  only  14%  of  the  firm' s  annual  volume  of 

business. 
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37.   Consolidated  Elevator  Company 

The  audit  report  states  that" shortly  after  the 
Government  area  was  taken  over  by  the  BRA,  elevator 
inspectors  examined  all  of  the  elevators  in  the  area 
and  as  a  result  of  their  inspection  many  of  the 
freight  and  passenger  elevators  in  the  district  were 
adjudged  dangerous,  and  ordered  to  be  repaired.   It 
is  difficult  to  understand  how  all  of  these  elevators 
should  become  dangerous  to  operate  in  the  brief  time 
they  were  under  the  control  of  the  BRA.  The  question 
naturally  arises  as  to  why  they  had  not  been  inspected 
and  declared  dangerous  when  they  were  privately  owned. 

"As  a  result  of  these  findings,  the  BRA  employed 
the  services  of  the  Consolidated  Elevator  Company 
and  to  the  date  of  this  audit,  this  company  was  paid 
$48,000.00  for  putting  these  elevators  into  a  safe 
operating  condition." 

The  Consolidated  Elevator  Company  of  Boston  has  been 
incorporated  since  1937  and  is  the  largest  independent 
elevator  company  in  New  England.  This  firm  maintains 
24-hour  service.   It  supplies  both  new  elevator  installa- 
tions and  elevator  repairs  and  has  installed  new  elevators 
in  the  Boston  area  in  most  of  the  hotels,  several  of  the 
large  banks,  colleges,  practically  all  of  the  department 
stores,  fraternal  clubs  and  hospitals.  The  contract 
service  accounts  of  this  company  include  1215  elevators 
in  this  area  located  in  buildings  operated  by  practically 
all  of  the  larger  real  estate  management  firms  in  Boston. 
The  president  of  the  compc  ny,  Mr.  Walter  G.  Murphy,  reports 
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that  the  total  volume  of  business  completed  during  the 
past  12  months  for  the  Boston  Redevelopment  Authority, 
is  just  over  1%   of  their  annual  total  volume  of  business. 

It  was  noted  above  that  there  were  71  building 
department  (elevator  division)  notices  of  repairs  that 
were  required  to  be  made  in  compliance  with  the  General 
Laws  of  Massachusetts.  Th3re  is  in  the  Authority  files 
the  original  copy  of  each  one  of  these  complaints  issued 
by  the  City  of  Boston*  s  Building  Department  Elevator 
Division.  Each  complaint  contains  the  results  of  the 
inspection  by  the  elevator  inspectors  and  stipulates  the 
repairs  that  are  required  to  be  made  by  the  Authority. 


f 
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38.   General 

a.)   The  audit  report  stated  that  "under  Voucher  #1462 
a  company  was  paid  $44.25  for  services  performed  on 
June  11,  1959,  in  fixing  a  reset  button  on  an  oil  burner." 

The  Prince  Electric  Co.,  89  Prince  Street,  Boston, 
was  employed  by  the  Authority  occasionally  when  there  was 
a  need  for  another  electrician  because  several  complaints 
for  electrical  repairs  occurred  at  the  same  time.   In 
order  not  to  delay  emergency  repairs,  this  firm  was 
called  on  from  time  to  time  because  it  was  a  local  firm 
located  in  the  general  downtown  area  (North  End)  and 
therefore  more  accessible  and  available  to  the  West  End. 
The  amount  of  work  performed  by  this  firm  for  the  Authority 
was  negligible.   It  is  not  possible  to  find  out  at  this 
time  how  much  of  the  firm's  volume  of  business  resulted 
from  the  Authority's  account  because  the  firm  is  now  out 
of  business  and  could  not  be  located  at  the  time  of  this 
report . 

At  the  time  the  work  was  performed  at  this  address, 
87  Chambers  Street,  there  were  3  apartments  occupied  out 
of  the  4-apartment  building.  The  rental  charged  for  the 
3  apartments  amounted  to  $131  per  month;  heat  and  hot 
water  were  included  in  the  rental  charges.   Obviously 
it  is  far  cheaper  to  repair  a  defective  oil  burner  than 
it  is  to  relocate  3  families  temporarily  to  other  apart- 
ments in  the  area,  since  the  cost  of  moving  the  3  families 
would  far  exceed  the  necessary  repairs  to  the  oil  burner. 


■ 
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This  work  was  necessitated  because  the  reset  button 
was  beyond  repair.   It  was  necessary  to  put  in  a  new 
button  and  rewire  same.   In  addition,  the  oil  burner  was 
checked  out  to  make  sure  there  was  no  other  malfunction 
and  it  was  left  in  operating  condition.   The  fact  that 
two  hours  overtime  was  involved  made  the  cost  larger  than 
if  done  within  the  normal  time. 

b.)  The  audit  report  a lso  stated  that  "under 
Work  Order  #4778  a  company  was  paid  $38.80  including 
overtime  to  repair  a  door  buzzer." 

This  particular  job  necessitated  the  repairs  stated 

because  of  the  fact  that  the  electrical  system  controlled 

the  door  lock.   The  tenant  involved  was  an  elderly  lady 

being  cared  for  by  the  Visiting  Nurse  staff,  who  called 

on  her  each  day  to  check  on  her  medical  condition.   It 

wat  not  possible  for  the  tenant  to  come  down  and  open 

the  door. 

c. )   According  to  the  audit  report  "an  electric 
company  under  Voucher  #299  was  paid  $751.36  principally 
for  replacing  sockets  and  switches  in  the  West  End  area 
and  included  in  these  charges  was  $10.62  for  repairing 
a  broken  chain  on  a  pull  swrtch  and  in  another  instance, 
a  charge  of  $15.52  was  made  for  the  same  type  of  service. 
This  company  also  collected  $310.22  for  other  work  of  the 
same  general  nature  in  the  West  End  area." 

There  were  many  buildings  in  the  area  which  were  an 

extreme  fire  hazard  due  to  the  antiquated  electrical  systems, 
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The  area  in  which  this  building  was  located  was  one  of  the 
worst.   When  contractors  were  sent  in  to  do  any  repair 
work,  they  were  instructed  to  check  the  sys-fcem  generally 
to  make  sure  that  no  greater  problem  existed  than  had 
been  reported.   This  would  recount  for  the  time  element 
running  over  one  hour.   There  were  many  instances  where 
the  contractor  would  run  over  the  normal  day  ending  at 
4:30  p.m.  and  not  charge  additional  time  on  an  overtime 
basis  for  finishing  up  jobs  within  a  half  hour  period. 

The  work  order  and  the  statement  should  have 
reflected  this  practice  of  checking  to  make  sure  no  other 
problem  existed.   This  system  is  now  in  effect. 

The  company  which  did  the  work  under  Voucher  No.  299 
was  the  Kay  Electric  Co.,  37  Norman  St.,  Boston,  Mass., 
and  has  been  in  business  as  Kay  Electric  since  1945. 
This  is  a  small  electrical  shop  and  has  never  been 
incorporated.   This  firm  die*  most  of  its  volume  of  business 
in  the  West  End  and  Governm  nt  Center  area  prior  to  these 
project  areas  being  acquired  by  the  Authority.   Accordingly 
it  lost  a  substantial  amount  of  business  because  of  these 
projects.   Mr.  Kay  was  selected  to  do  emergency  electrical 
repair  work  in  the  West  End  and  Government  Center 
principally  because  of  the  fact  that  he  was  a  local  firm, 
located  within  the  area,  and  because  of  this  fact  was 
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very  accessible  and  available.  Mr.  Kay  estimates  that  the 
work  performed  for  the  Authority  on  project  properties  does 
not  exceed  25%  of  his  annual  volume  of  business. 

d. )   Further,  according  to  the  audit  report  "an 
electrical  contractor  was  p  id  $280.70  under  Voucher  #123, 
$308.87  under  Voucher  #199  £~nd  $206.32  under  Voucher  #388 
principally  for  the  replacement  of  sockets  and  switches 
again  in  the  West  End  project." 

M.  J.  Griffin  of  30  Huntington  Avenue,  Boston, 
Massachusetts,  is  an  independent  electrical  contractor 
(d/b/a  M.  J.  Griffin  since  1923).   The  above  firm  was  one 
of  the  three  firms  used  to  make  emergency  electrical 
repairs  in  the  West  End  project  area.   Mr.  Griffin,  who 
has  been  established  for  many  years  as  an  electrician  of 
excellent  business  standing,  estimated  that  the  amount 
of  work  performed  for  the  Authority  constitutes  4%  to 
5%  ti  the  total  volume  in  work  done  by  his  firm. 

An  examination  of  the  vouchers,  discloses  that  the 
general  run  of  these  compla  .nts  concerned  short  circuits, 
defective  switches,  pull  chain  sockets,  fixtures  needing 
replacement  and  fusing  conditions.   Where  necessary, 
other  repairs  were  made.   It  should  be  remembered  that 
the  West  End  project  area  covered  50  city  blocks  contain- 
ing over  1000  structures,  800  parcels  of  property  which 
contained  2555  apartments  and  315  non-residential  accounts. 
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All  the  vouchers  in  this  group  cover  the  first  6-month 
period  after  land  taking.   During  this  period  there  were 
hundreds  of  cases  of  deferrel  maintenance  repairs  by 
former  owners  who  put  off  repairs  because  the  area  was 
to  be  taken  by  eminent  domain. 

No  program  is  ever  a  complete  success  from  the  start, 
but  an  earnest  effort  was  made  to  protect  the  safety  and 
health  of  the  occupants.   This  would  apply  to  all  the 
contract  services  that  were  under  the  use  of  the  site 
office . 

There  have  been  continuing  refinements  made  in  all 
procedures  used  by  the  site  office  to  insure  more  efficient 
methods  to  reduce  expenditures  where  possible. 

e.)  According  to  the  audit  report  a  particular 
work  order  called  for  a  truck  and  driver  but  payment 
was  ..ide  for  a  truck  and  thrae  men. 

This  contractor  was  givan  four  separate  work  orders 
for  cleaning  debris.   Even  though  the  work  order  specifi- 
cally called  for  only  a  truck  and  a  driver,  it  was  not 
intended  that  the  maintenance  men  of  the  Authority  would 
do  the  actual  laboring  work  of  loading  the  truck.   Report 
from  the  site  office  manager  indicates  that  this  type  of 
work  order  was  generally  made  out  in  routine  fashion. 
'The  number  of  men  needed  to  do  the  actual  loading, 
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in  addition  to  truck  and  driver,  depended  on  the  amount 
of  work  to  be  done.   Inasmuch  as  the  Authority  pays  by  the 
hour ,  it  does  not  make  any  difference  whether  two  men  work 
one  day  or  one  man  works  2  days.   In  fact,  by  having  an 
adequate  amount  of  laborers  jo  load  the  truck,  the 
Authority  saves  money  because  the  use  of  the  truck  and 
driver  is  held  for  a  shorter  period  of  time. 

It  was  never  intended  that  maintenance  men  for  the 
Authority  should  perform  laboring  work.   Section  33  above 
demonstrates  the  number  of  complaints  that  are  handled  by 
the  maintenance  men,  resulting  in  a  saving  of  many  thousands 
of  dollars  to  the  Authority.   Maintenance  men  perform  such 
services  as  shoveling  snow  off  sidewalks,  sprinkling  salt 
and  sand  during  winter,  boarding  up  loose  steps,  fixing 
window  cords,  replacing  light  bulbs  in  common  hallways, 
maintaining  and  cleaning  stair  ways  and  hallways,  and, 
in  general,  performing  countless  duties  which  are  the 
responsibility  of  a  landlord  operating  properties  contain- 
ing approximately3,000  tenants. 

f . )  The  audit  report  stated  that  flashing  was 
removed  from  a  particular  building  and  -then  repairs 
were  made  to  the  building. 

It  is  true  that  the  Maiden  Equipment  Company  removed 

flashing  before  the  building  was  turned  over  to  that 

company  for  demolition.   The  Authority  ordered  the 
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necessary  repairs,  paid  for  the  same  and  then  billed  the 

Maiden  Equipment  Co.  for  the  costs  involved,  so  that  in 

effect  the  cost  to  the  Authority  was  nothing,  and  the 

repairs  were  paid  for  by  the  Maiden  Equipment  Company. 

g.)  According  to  the  audit  report  a  new  oil  burner 
was  installed  at  27  Haymarket  Square  on  March  13,  1962, 
at  the  end  of  the  heating  season  and  the  building  was  vacant 
in  September. 

The  building  at  27  Haymarket  Square  was  located  in_a 
fairly  good-sized  block  containing  at  least  8  structures 
and  14  business  tenants  who  had  to  be  relocated.  The  Fire 
Department  found  that  a  hazardous  condition  existed  in 
this  building  which  endangered  both  its  tenants  and  the 
tenants  in  all  the  adjoining  buildings  in  the  block  which 
was  located  in  a  very  congested  area.  The  Fire  Department 
Oil  Burner  Inspector,  inspected  the  oil  burner  in  this 
building  and  specified  the  emergency  repairs  that  had  to 
be  made  in  order  to  protect  the  safety  of  the  occupants 
and  the  general  public.  The  fire  inspector's  report  con- 
tained a  detailed  list  of  the  worn  out  and  defective  parts 
of  the  oil  burner. 

At  the  same  time,  the  assistant  fire  chief  in  charge 
of  the  fire  prevention  division,  stated  in  writing  that 
immediate  steps  be  taken  to  bring  this  burner  into  proper 
operating  condition  in  compliance  with  regulations  in  order 
to  eliminate  the  fire  and  life  hazard  which  was  present  at 
the  location. 
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It  should  also  be  noted  that  six  weeks  of  the  heating 
season  still  remained  and  that  two  fires  had  occurred  when 
the  defective  heating  system  was  replaced.  The  impossibility 
of  properly  relocating  14  commercial  tenants  without  ir- 
reparable damage  to  their  business  operations,  plus  the 
costs  of  relocation,  justified  the  emergency  expenditure. 
Most  important  of  all,  however,  was  the  safety  consideration 
to  the  14  tenants  and  the  surrounding  inhabitants.  The 
extreme  difficulty  in  relocating  14  businesses  is  attested 
to  by  the  fact  that  in  spite  of  the  complaints  on  heat  and 
service,  these  14  tenants  were  not  able  to  be  relocated 
until  September,  almost  6  months  after  the  emergency  repairs 
were  made. 

h.)  According  to  the  audit  report  a  company  was  called 
on  a  complaint  and  paid  for  turning  off  a  water  faucet. 

This  complaint  originated  with  the  answering  service  on 
6/20/59  and  was  subsequently  given  to  the  contractor  on  the 
same  date.  Investigation  disclosed  that  the  complaint  was 
erroneous.  However,  the  contractor  did  check  the  complaint 
out  and  the  work  order  was  written  up  on  the  following 
Monday,  6/22/59.  As  indicated  previously,  the  BRA  staff 
maintenance  men  have  been  responding  to  such  complaints  for 
some  time. 

The  incident  occurred  on  a  Saturday  which  is  an  over- 
time day.  The  contractor's  employees  checked  out  the  entire 
heating  system  and  controls  while  on  the  job  as  preventive 
maintenance  in  compliance  with  Authority  policy. 


-126- 

39.   Contracts 

According  to  the  audit  report  "financial  records 
of  contracts  maintained  by  the  BRA  are  incomplete, 
missing  and  operated  without  basic  and  fundamental 
controls. 

"The  Department  of  the  State  Auditor  is  presently 
engaged  in  the  compilation  of  a  schedule  of  all  awarded 
contracts  and  it  will  be  included  in  the  next  audit 
report . " 

The  work  of  the  BRA  is  carried  out  on  not  only  by 
its  staff  but  with  independent  contractors.  The  BRA's 
contracts  cover  engineer ir j*  planning,  economic  feasi- 
bility, appraising,  demolition  and  many  other  types  of 
work. 

A  schedule  tnd  status  report  on  all  BRA  contracts 
was  prepared  as  of  March  31,  1963.  A  second  status 
report  was  prepared  as  of  June  30,  1963  and  submitted 
tv  che  Authority  and  published  on  July  15,  1963. 

a.)   The  audit  report  stated  that  "contracts  are 
not  serially  numbered  which  destroys  a  basic  source  of 
control." 

There  are  numerous  methods  of  maintaining  control 

of  contracts.  Initially,  when  there  were  few  contracts 

in  existence,  an  alphabetical  file  of  contracts  was 

maintained.  As  of  Januar  ,  1963,  when  the  number  of 

contracts  increased,  a  program  of  numbering  contracts 

serially  was  initiated. 


; 
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b.)  According  to  the  audit  report  "contracts 
were  found  in  the  following  locations: 

a)  73  Tremont  Street 

b)  Engineering  Office  -  City  Hall 

c)  Administrative  Office  -  City  Hall 

d)  Pemberton  Square" 

The  BRA  central  operations  are  in  three  separate 
locations  pending  completion  of  the  new  City  Hall. 
Copies  of  contracts  are  located  in  the  division  office 
responsible  for  its  execution.  All  copies  of  executed 
contracts  for  the  Development  Division  are  retained  in 
the  City  Hall  Annex.  Copies  are  also  disbursed  to  the 
Accounting  Office  at  73  Tr3mont  Street  for  purposes  of 
budget  control  and  to  the  division  responsible  for  the 
execution  of  the  work. 


c.)   The  audit  import  stated  that  "a  complete 
a*rs  reliable  listing  of  contracts  could  not  be  made  and 
fie  following  inadequacies  were  noted: 

"a)   Contracts  were  located  which,  according 
to  the  minutes  of  the  Authority' s  meetings,  had 
never  been  approved  by  the  Board. 

"b)   Certain  contracts  approved  by  the 
Authority  could  not  be  located  in  the  various 
files. 

"c)   Payments  on  certain  contracts  were 
located  but  the  contract  itself  could  not  be 
found." 

We  are  unaware  of  any  specific  instances  of  the 

above  charges.   None  was  cited  in  the  audit  report. 


■ 


. 


. 


. 
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d.)   The  audit  report  further  stated  that  "in 
not  one  single  case  could  we  find  a  Certificate  of 
Completion  on  any  contract." 

The  records  of  the  Authority  show  that  no  final 
payments  have  been  made  to  contractors  until  the  re- 
sponsible agent  in  the  Authority  has  certified  to  the 
Board  that  all  work  under  the  contract  has  been  satis- 
factorily completed.  Thus,  a  certificate  of  completion, 
per  sef  would  appear  to  involve  additional  and  unnec- 
essary paper  work.  Where  a  contractor  requests  a 
certificate  of  completion,  such  certificate  would  be 
granted  by  the  Authority. 

e.)   According  to  the  audit  report  a  further  in- 
adequacy was  that  "extension  of  time  on  contracts  was 
the  rule  rather  than  the  exception,  and  in  no  case  was 
any  penalty  assessed  upon  the  Contractor." 

Contract  extensions  are  granted  for  the  convenience 
of  the  Authority  for  the  most  part  in  order  to  Insure 
integration  of  a  particular  contract  product  with  other 
work  under  way.  Considering  the  scope  of  the  Authority's 
program  and  its  unprecedented  nature,  contract  perform- 
ance has  been  consistently  good. 


f.)   Finally,  the  audit  report  stated  that  "there 
was  no  accounting  control  over  payments  made  on  contracts 
and  it  was  necessary  to  examine  literally  thousands  of 
vouchers  to  locate  such  payments." 
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The  Accounting  Department  has  reported  that  all 
payments  made  to  contractors  are  noted  on  the  face  of 
each  contract  at  the  time  of  payment.  Vouchers 
covering  the  payments  made  to  contractors  are  distri- 
buted to  the  numerous  project  accounts  maintained  by 
the  Authority  to  meet  Federal  requirements. 

A  contract  control  ledger  in  a  form  recommended 
by  the  Auditors  has  been  established. 


. 
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40.   Government  Center  Engineering  Survey 

According  to  the  Audit  Report:   "on  October  24, 
1961  proposals  from  four  organizations  were  opened  and 
the  low  bid  amounted  to  $18,800.00.   On  that  same  date 
the  Chief  Engineer  indicated  that  he  believed  that  the 
work  should  go  to  the  lc  w  bidder  and  he  stated  the  contract 
should  be  awarded,  on  the  basis  of  $18,800.00  for  the 
work  covered  thereunder  and  not  exceeding  a  maximum  of 
$22,800.00  should  any  change  orders  be  necessary  ... 

"Immediately  thereafter,  the  low  bidder  in  a  letter 
to  the  Authority  stated  that  their  low  bid  was  based  on, 
doing  the  work  in  150  calendar  days,  we  hereby  amend 
our  proposal  and  for  the  amount  of  $22,300  we  will 
complete  the  work  in  120  calendar  days.   This  latter 
proposal  was  accepted  by  the  Authority  and  fourteen  days 
after  the  date  of  the  contract,  the  contract  was  again 
increased  by  another  $4,000.00.   In  February  1962  a 
further  increase  of  $8,600.00  was  approved  and  again  in 
September  1962  an  additional  $750.00  was  authorized. 
Therefore,  the  original  contract  of  $18,800.00  finally 
amounted  to  $35,650.00." 

The  original  proposal  was  based  upon  150  days 
contract  time  in  the  amount  of  $18,800.   It  was  later 
determined  the  work  should  be  accomplished  in  120  days. 
The  contractor  quoted  a  price  of  $3,500  additional  to 
accomplish  the  work  in  120  days.   This   then  placed  the 
contract  at  a  maximum  of  $22,300  to  accomplish  the  work 
under  the  original  contract. 

On  December  8,  1961,  Amendment  S-l  was  executed 
in  the  amount  of  $4,000  raising  the  maximum  of  the 
contract  to  $26,300.   This  amendment  became  necessary 
when  it  was  discovered  that  the  MTA  survey  records  were 
incomplete.   In  order  to  locate  precisely  those  portions 
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of  the  subway  which  were  involved  in  the  relocation  of  the 
MTA  subway,  additional  work  would  have  to  be  done  by  the 
contractor.   Much  of  thii  work  would  have  to  be  done  at 
night  in  the  subway  at  hours  when  the  subway  trains  were 
not  running. 

Amendment  S-2  dated  February  16,  1962,  was  in  the 
amount  of  $8,600  raising  the  maximum  amount  of  the  contrac-1 
to  $34,900.   Its  purpose  was  to  obtain  a  master  parcel 
plan  and  street  layout.   The  contractor  was  selected  to 
perform  this  additional  work  since  he  already  was  working 
en  plansfor  the  area  and  was  familiar  with  the  work 
required.  Up  to  this  time  all  parcel  plans  and  street 
layouts  were  scale  drawings  only  and  not  precise. 
The  project  had  progressed  sufficiently  so  that  it  was 
necessary  to  start  the  precise  location  of  parcel  areas 
and  the  streets  involve  i. 

Amendment  S-3  dated  September  7,  1962,  was  in  the 
amount  of  $750  raising  the  maximum  amount  of  the  contract 
to  $35,650.  This  was  for  the  land  disposition  plan  for 
Parcel  5,  the  G.S.A.  site.   This  disposition  plan  was 
needed  as  part  of  the  legal  documents  to  accomplish  the 
transfer  of  the  land  and  the  recording  of  the  land. 


• 
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41.  Data  Processing  Service 

The  audit  report  indicates  that  this  contractor  had 
charges  of  at  least  $70,000  against  the  contract  add  that 
this  amount  was  increasing. 

The  auditors  apparently  failed  to  understand  that  the  t 

charges  were  the  result  o:  bookkeeping  practices  of  the 

contractor  and  that  charges  were  being  recorded  against 

the  contract  for  all  time  spent  by  contractor's  personnel. 

However,  we  are  informed  that  the  BRA  has  been  given  a 

credit  in  equal  amount  of  the  charges  on  the  books  of  the 

contractor.   In  no  event  will  the  Authority  pay  more  than 

the  $30,000  provided  for  in  the  contract. 
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42.  Henov&ticns   "  citv  E^11  A*"16* 

The  audit  report  sts.  ed   that  the  total  cost  of 
renovating  and  furnishing  the  10th  and  11th  floors  of 
the  City  Hall  Annex  was  $456,638.92,  including  the 
Architect's  fee.  All  of  the  office  furniture  was 
charged  to  the  Washington  Park  project,  while  all  other 
costs  were  distributed  to  Washington  Park,  South  End,  and 
Government  Center. 

The  auditor  took  exception  to  this  manner  of  charging 
on  the  ground  that  the  tenth  and  eleventh  floors  were  en- 
gaged in  overall  supervision  of  BRA  activities. 

The  question  of  allocation  of  the  renovation  charges 
among  the  various  projects  was  reviewed  at  length  with  the 
appropriate  federal  urban  renewal  officials.  A  determina- 
tion was  made  that  the  federal  financial  interest  would 
be  best  protected  by  allocating  the  charges  among  those 
new  program  projects  whic  i  had  reached  the  stage  where 
there  was  a  loan  contract  to  support  the  payments.  Federal 
Survey  and  Planning  advances  do  not  carry  the  same 
assurances  of  payment  as  early  acquisition  loans. 

BRA  furniture  must  be  accounted  for  periodically. 
It  was  felt  that  the  process  of  keeping  track  of  the 
furniture  from  a  financial  point  of  view  would  be  far 
simpler  if  all  the  items  were  charged  for  the  time  being 
to  one  project  with  the  opportunity  left  open  to  readjust 


' 
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accounts  later.  This  decision  was  taken  with  the  knowledge 
and  approval  of  URA  officials. 

The  procedure  for  charging  project  accounts  for 
items  of  this  nature  are  prescribed  by  the  federal  Urban 
Renewal  Administration.  These  charges  are  adjusted  each 
time  additional  projects  are  undertaken  by  the  Redevelop- 
ment Authority.  This  par  :icular  charge  was  done  with 
full  URA  knowledge  and  approval  in  order  to  provide  more 
effective  federal  control. 
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43.   Washington  Park  -  Architectural  Services 

The  audit  report  states  that  the  Development 
Administrator  cancelled  a  contract  with  the  architect, 
with  no  authority  to  do  so,  in  order  to  permit  the 
architect  to  work  for  a  redeveloper  without  violating 
conflict  of  interest  provisions. 

Part  II  -  Terms  and  Conditions,  Paragraph  2  states: 
"The  Local  Public  Agency  may  terminate  this  contract  at 
any  time  by  a  notice  in  writing  from  the  LPA  to  the 
contractor;" 

Part  I,  Paragraph  13  of  the  contract  states: 
"Any  action,  notice,  or  request  required  to  be  taken, 
given  or  made  by  the  Authority  hereunder  may  be  taken, 
given  or  made  by  the  Development  Administrator  or  such 
other  persons  as  the  Authority  may  authorize  for  the 
purpose." 

The  Development  Administrator  acting  under  these 
two  provisions  of  the  Contract  terminated  the  agreement 
prior  to  the  effective  date  of  the  new  Conflict  of 
Interest  statute.  This  was  done  in  order  to  avoid  pre- 
cluding Mr.  Koch  from  accepting  his  proposed  employment 
as  the  architect  for  the  building  of  some  200  units  of 
family  housing  on  the  Notre  Dame  Academy  site  in  the 
Washington  Park  Urban  Renewal  Area.  It  being  the 
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Development  Administrator's  judgment  that  it  was  in 
the  best  interests  of  the  Authority  that  Mr.  Koch 
should  not  be  prevented  from  becoming  the  architect 
charged  with  the  responsibility  for  carrying  his  plans 
to  completion  on  that  important  housing  site  and  that 
there  was  no  conflict  of  interest.  This  action  was 
reported  to  the  Board  at  its  meeting  on  May  1  as  a 
matter  of  information.   No  Board  action  was  taken, 
since  none  was  required.  The  auditor  was  in  error  in 
stating  that  the  "Administrator  had  no  authority  to 
cancel  the  existing  contract",  as  a  reading  of  the 
minutes  of  that  meeting  would  have  shown.   There  was 
no  usurpation  of  the  powers  of  the  Authority  by  the 
Development  Administrator  and  no  action  "only  after 
the  fact"  by  the  Redevelopment  Authority. 

The  report  states  that  the  Development  Admini- 
strator ordered  Section  906  of  the  developer ' s  contract 
deleted,  "by  the  use  of  scissors."  The  agreement  to 
which  the  report  refers  was  not  executed  until  July 
17,  1963,  and  the  deletion  to  which  the  report  makes 
reference  occurred  at  the  May  1  meeting  of  the  Rede- 
velopment Authority  to  a  proposed  Land  Disposition 


■ 


i 
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Agreement  submitted  by  the  developer  as  part  of  his 
application  under  Chapter  12 1A.  The  minutes  of  the 
meeting  clearly  indicate  that  the  change  in  the  con- 
tract was  ordered  by  vote  of  the  Board  and  not  by 
unilateral  action  of  the  Development  Administrator. 

a.)   The  audit  report  further  states  that  a  final 
report  is  expected  by  the  Development  Administrator, 
even  though  the  contract  was  cancelled  before  the  work 
was  completed. 

This  constitutes  a  misunderstanding  of  the  recom- 
mendation made  to  the  Board  by  the  Development  Admini- 
strator.  The  Koch-Waltch  work  consisted  of  a  series  of 
separate  reports,  including  a  separate  final  report.   In 
this  recommendation  the  Development  Administrator  proposed 
to  withhold  $8,100  since  the  final  editing  of  the  report, 
the  material  for  which  was  then  in  hand,  would  not  be 
undertaken  by  the  contractors. 

b.)  The  audit  report  also  states  that  the  con- 
tractor has  confidential  knowledge  which  he  will  use 
in  his  work  for  the  redeveloper. 

It  has  always  been  the  intention  of  the  Authority 

to  disclose  the  findings  made  by  the  contractor  publicly 

as  the  contract  clearly  indicates.  The  contract  called 
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for  a  final  report  "prepared  for  publication  and 
published  in  5,000  copies."   The  preliminary  reports 
have  been  made  available  to  all  developers  and  archi- 
tects working  on  relocation  housing  for  the  Authority, 
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44.   West  End  -  Architectural  Services 

The  Audit  Report  states  that  the  developer,  and 
not  the  BRA,  should  have  paid  the  architect  for  services 
in  making  proposed  changes  to  the  approved  West  End  plan. 

In  this  section  of  the  audit  report,  it  is  implied 
that  the  Authority  spent  $13,500  under  a  contract  with 
Victor  Gruen  Associates  to  provide  work  (a)  the  expense 
of  which  should  have  been  borne  by  Charles  River  Park, 
Inc.;  (b)  that  Victor  Gruen  Associates,  as  architect  for 
Charles  River  Park,  Inc.,  would  be  required  to  do  the  work 
for  which  the  Authority  paid  them;  and  (c)  there  is  a 
conflict  of  interest  because  Sections   16  and  17  of  the 
Victor  Gruen  contract  precluded  Victor  Gruen  Associates 
from  contracting  with  the  Authority  while  under  contract 
with  Charles  River  Park,  Inc. 

The  facts  are  as  follows: 

Early  in  1958,  Charles  River  Park,  Inc.  retained 
Victor  Gruen  Associates,  an  internationally  famous 
architectural  firm,  to  design  the  West  End  Project.  Victor 
Gruen  conceived  and  developed  a  unique  concept ,  consisting 
of  five  residential  complexes  all  integrated  and  joined 
by  a  spinal  pedestrian  way,  providing  access  by  vehicle 
only  with  cul-de-sacs ,  thereby  eliminating  any  through 
streets  within  or  throughout  the  area.   C. R.P.I,  had  gone 
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to  great  expense  to  engage  the  very  best  architectural 
talent  available  and  were  impressed  with  the  new  design. 
However,  in  order  to  undertake  and  carry  out  the  Gruen 
concept,  several  changes  had  to  be  made  in  the  Controls 
and  Restrictions  and  other  parts  of  the  previously 
approved  West  End  Redevelopment  Plan. 

C.R.P.I.  requested  a  meeting  with  the  Authority, 
at  which  Victor  Gruen  and  Elgardo  Contini,  a  principal  of 
Victor  Gruen  Associates ,  presented  the  proposed  new 
concept  of  the  West  End.  The  Authority  was  very  favorably 
impressed  with  the  superior  advantages  of  the  new  site 
plan  and  took  the  matter  under  consideration.  After  review 
of  the  proposed  changes ,  the  Authority  voted  to  engage 
independent  planning  consultants  to  review  and  evaluate 
the  new  site  plan.   The  firm  of  Adams,  Howard  &  Greeley 
were  hired  for  this  purpose. 

It  is  worthy  of  no  e  to  enter  into  the  record  that 
Adams,  Howard  and  Greeley  is  an  internationally  famous 
firm  of  planning  consultants  who  have  been  commissioned 
to  plan  new  cities  throughout  the  world.   The  principals 
consist  of  Professor  Frederick  Adams,  emeritus  head  of 
the  Massachusetts  Institute  of  Technology  Regional 
Planning  Department,  at  that  time  head  of  the  Department; 
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Professor  John  T.  Howard,  the  present  head  of  the 
Department  of  Regional  I lanning  at  M.I.T.,  at  that  time 
Professor  of  Planning;  and  Roland  Greeley,  Professor  of 
Architecture  at  M.I.T. 

Because  of  the  question  of  a  possible  conflict, 
the  entire  matter  was  discussed  with  the  above  mentioned 
Federal  officials.   It  should  be  emphasized  that  the 
services  to  be  required  by  Victor  Gruen  Associates  for  the 
Authority  did  not  in  any  way  duplicate,  overlap,  or 
conflict  with  the  architectural  services  under  the  contract 
with  Charles  River  Park,  Inc.,  by  the  same  firm,  nor  was 
there  any  advantage  to  be  gained  or  any  disadvantage  to 
accrue  to  the  Authority  by  this  dual  relationship.   Victor 
Gruen  Associates  could  very  expeditiously  and  obviously 
prepare  all  the  necessary  documentation  for  the  revision 
of  the  Redevelopment  Plan  much  more  efficiently  than  a 
consultant  not  familiar  with  the  objectives  to  be  attained 
in  the  new  Gruen  concept. 

As  stated  above,  copies  of  the  proposed  contract, 
together  with  an  adequate  explanation  of  all  the  points 
involved,  were  transmitted  to  the  Federal  officials.   The 
then  Regional  Administrator  of  the  New  England  Urban 
Renewal  Administration  office  advised  the  Authority  that 
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"there  would  be  no  objection  to  this  contract  provided 

there  was  a  full  disclosure  and  that  there  is  no  monetary 

interct  on  the  part  of  the  consultant  in  the  redeveloper»s 

corporation . " 

The  specific  request  was  made  on  this  point  by  letter 
of  May  21,  1958,  to  Mr.  Walter  S.  Freid,  the  Regional 
Administrator.   On  September  11,  1959,  the  Regional  Director 
of  Region  I,  New  York,  Charles  J.  Horan ,  approved  the 
proposed  form  of  contract  with  Victor  Gruen  Associates, 
after  having  received  full  documentation  and  full  explana- 
tion of  the  amount  of  work  to  be  performed  and  the  basis 
on  which  the  $13,500  fee  was  determined. 

Sections  16  and  17  of  Part  2,  "Terms  and  Conditions" 
of  this  contract  relating  to  the  interest  of  the  contractor 
and  confidential  nature  of  his  findings ,  were  contained 
in  the  Victor  Gruen  contract.   However,  it  should  be 
emphasized  that  since  the  Federal  officials  were  completely 
informed  of  all  the  facts  in  this  case  and  had  reviewed 
the  matter  extensively,   from  the  Administrator  of  the 
HHFA,  Regional  Administ:  ator  of  Region  I,  down  to  the 
Regional  Director,  as  well  as  the  attorneys  for  the 
Federal  Urban  Renewal  Administration,  it  follows  that  no 
conflict  of  any  kind  was  involved;  otherwise  approval  to 
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execute  the  contract  would  not  have  been  granted. 

A:i  additional  comment  on  this  firm  is  worthy  of  note. 

Adams,  Howard  &  Greeley  will  not  take  any  more  consulting 

work  than  the  principalr  themselves  can  handle.   They  will 

not  engage  in  contracts  to  provide  package  plans;  they 

serve  only  as  consultants  on  a  per  diem  basis. 

Said  firm  agreed  to  review  the  plans  for  the  Authority, 
and  for  the  extremely  reasonable  fee  of  $700.   Professor 
Howard  reviewed  the  plans  and  made  his  recommendations  to 
the  Authority.   Several  recommendations  were  made  on  minor 
points  in  the  review  and,  in  general,  Professor  Howard 
praised  the  plan  and  stated  that  it  was  a  substantial 
improvement . 

Later  on,  Professor  Howard,  for  an  additional 
approximately  $300  fee,  reviewed  the  precise  plans  for  the 
first  complex  under  the  same  arrangement.   There  is  a 
reference  in  the  State  Auditor's  preliminary  draft  report 
that  the  fee  paid  to  Adams,  Howard  &  Greeley  was  'too  low 
a  fee  for  an  internationally  recognized  firm.*   Adams, 
Howard  &  Greeley  is  a  consulting  firm  which  values  its 
reputation,  and  charges  only  for  the  time  expended  by  the 
principals . 

Because  of  the  fact  that  the  Gruen  concept  was  a 
superior  plan,  the  Authority  then  voted  to  consider  a 
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change  in  the  West  End  Land  Assembly  and  Redevelopment 

Plan.   The  matter  was  fully  discussed  with  the  Housing 
and  Home  Finance  Agency,  the  Urban  Renewal  Administration 
officials,  including  the  then  Administrator,  Albert  Cole, 
and  the  then  Commissioner  of  Urban  Renewal,  Richard 
Steiner.   In  the  interest  of  expediting  the  project,  the 
Authority  also  considered  retaining  the  firm  of  Victor 
Gruen  Associates  to  prepare  the  application  to  revise  the 
existing  West  End  Redev  lopment  Plan  in  accordance  with 
Federal  requirements.   Victor  Gruen  Associates,  prior  to 
that  time,  had  enlarged  their  scope  of  services  and 
established  a  renewal  planning  division,  headed  up  by 
competent  trained  renewal  planning  technicians. 

It  is  very  important  to  take  note  of  the  fact  that 
the  services  performed  by  Victor  Gruen  Associates  for  the 
Authority  are  entirely  different  in  scope  from  the 
services  he  was  under  contract  to  perform  for  Charles 
River  Park,  Inc.   For  Charles  River  Park,  Inc.,  he  was 
commissioned  to  prepare  architectural  plans ,  specifica- 
tions ,  elevations ,  working  drawings  and  things  which 
deal  with  the  construction  of  the  development.   For  the 
Authority  Victor  Gruen  associates  was  retained  to  revise 
the  Land  Use  Restrictions  and  Controls  in  the  Redevelopment 
Plan,  to  prepare  such  things  as  right-of-way  adjustments, 
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grading,  zoning,  setback  requirements,  parking  ratios, 

etc. ,  in  connection  with  processing  the  application  to 

revise  the  plan  under  the  Federal  regulations. 

There  are  adequate  documentation,  memoranda  and 

correspondence  in  the  files  of*  the  BRA  which  unequivocally 

establish  the  authenticity  of  the  above  facts  as  stated. 


January  18,  1963 

Honorable  Peter  F.  Hines 

President 

Boston  City  Council 

City  Hall 

Boston,  Massachusetts 

Dear  Mr.  President: 

In  considering  urban  renewal  matters  in  the  current 
year  I  think  you  may  find  helpful  the  following  information 
on  the  local  costs  of  the  Boston  Development  Program  and 
specifically  the  status  of  Chapter  121  bond  authorizations. 

As  you  know,  under  existing  federal  and  state  law 
the  federal  government  pays  two-thirds  of  the  net  cost  of  a 
renewal  project.   (There  are  occasions  when  a  different  formula 
is  used,  but  so  far  this  has  not  seemed  advantageous  to  Boston. ) 
The  net  cost  is  the  difference  between  the  total  cost  of  doing 
a  project,  i.e.,  acquisition,  planning,  overhead,  streets, 
utilities,  schools,  etc.,  and  the  amount  received  from  the 
disposition  of  land  in  the  renewal  project  area.  The  federal 
government  also  pays  100%  of  relocation  payments  which  the 
Authority  makes  to  families  and  business  concerns  which  are 
required  to  move  out  of  a  pro j ^c  -  «rea . 

The  city's  obligation  is  to  provide  for  one-third 
of  the  net  project  cost.  Under  existing  federal  law  the 
city  may  put  up  its  one- third  of  the  net  project  cost  in  the 
form  of  a  direct  cash  contribution  or  in  the  form  of  non  cash 
contributions  based  upon  expenditures  for  schools,  parks, 
playgrounds,  streets,  utilities  and  other  facilities  or 
improvements  which  serve  or  support  the  project  area.   In 
addition,  the  city  may  donate  land  and  buildings  in  a  project 
area  and  receive  credit  for  the  approved  value.   (This  does 
not  include  streets . )   There  is  no  one  financing  pattern 
which  applies  to  all  renewal  projects.   The  financial  plan 
is  determined  on  the  basis  of  whether  it  is  a  residential  or 
commercial  area  and  on  many  other  factors  as  well. 
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There  are  obviousl:  major  advantages  to  the  city  in 
coordinating  its  capital  improvement  program  for  needed 
community  facilities  with  its  renewal  program  so  that  the  city*s 
capital  expenditures  do  double  duty;  that  is,  they  not  only 
provide  needed  improvements  but  serve  as  well  to  finance  the 
local  cost  of  urban  renewal. 

There  are  several  means  by  which  the  city  can  provide 
its  share  of  the  costs  of  urban  renewal. 

Eowever,  before  I  discuss  these  in  detail,  I  should 
like  to  draw  your  attention  to  five  major  sources  of  funds 
which  can  help  reduce  the  city's  direct  expenditures  for  its 
one-third  share  of  net  project  cost.  These  are  important 
because  the  City  is  not  required  to  provide  all  the  local  share 
from  its  own  resources.  Instead,  under  the  law,  the  City  is 
encouraged  to  provide  funds  creditable  to  the  local  share  from 

other  sources. 

j 

s 

1.  The  use  of  certain  institutional  expenditures. 

Under  Section  112  of  the  Housing  Act  of  1949,  as 
amended,  a  community  may  count  as  if  it  were  its  own 
expenditures  certain  monies  spent  for  land  acquisition  by 
eligible  hospitals  ar.d  educational  institutions,  provided 
the  land  involved  is  used  for  educational  or  hospital  pur- 
poses and  is  subject  to  the  provisions  of  an  urban  renewal 
plan  or  approved  institutional  development  plan.  Fdr 
every  dollar  of  eligible  institutional  expenditure  thd 
city  is  entitled  to  two  dollars  of  federal  capital  grant 
money. 

The  City  may  collect  its  credits  in  One  project  area 
of  the  city  where  they  are  concentrated  and  use  whatever 
surplus  is  not  required  in  that  project  in  other  projects. 
This  is  known  as  pooling. 

The  Authority  engaged  a  consultant  to  analyse  the 
potential  funds  involved  from  this  source  and  his  report 
was  submitted  to  the  Authority  on  November  28.  It 
indicates  a  total  of  approximately  $30  million  of  creditable 
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renewal  expenditures.  These  funds  can  obtain  for  Boston 
$60  million  of  federal  capital  grant  funds. 

2.  Expenditures  by  other  public  agencies.  ... 

The  city  may  claim  credit  for  expenditures  by  other 
public  agencies  which  support  urban  renewal  projects.  For 
example,  the  MDC  skating  rink  and  swimming  pool  authorized 

.,  for  Charlestown  can  be  counted  as  if  it  were  a  city 
expenditure  in  the  Charlestown  urban  rsiewal  financial  plan. 
Certain  DPW  highway  expenditures  can  also  count.  It  is  very  -'■■' 
difficult  to  make  accurate  projections  for  the  total  amount  of. 
creditable  expenditures  from  this  source,  but  every  effort 
is  being  made  to  integrate  our  program  with  those  of  other 

.  agencies. 

3.  Municipal  parking  garages. 

Under  existing  federal  law  the  city  may  provide      . 
parking  garages  as  part  of  the  local  share  of  project  cost. 
There  are  many  project  areas.  Government  Center  being  one, 
where  such  garages  are  a  necessity  if  the  urban  renewal  plan 
is  to  be  successful.  The  city  may  build  the  garages  and 
lease  them  at  rentals  sufficient  to  pay  off  its  capital  costs. 
Thus,  this  portion  of  project  cost  is  essentially  self-   •'..•', 
liquidating. 

4.  School  Construction. 

City  expenditures  for  school  construction  are  partially 
reimbursed  by  the  Commonwealth.  Under  existing  state  legis- 
lation Boston  bonds  for  the  full  cost  of  a  school  and  then 
receives,  as  financial  assistance  form  the  Commonwealth  over 
the  life  of  the  bonds,  30%  of  each  principal  payment.  This 
has  a  further  effect  in  reducing  the  city's  share  of 
renewal  costs.  I  believe  the  30%  formula  is  unfair  to  Boston 
and  other  cities  and  towns  and  should  be  revised  upward  in 
recognition  of  the  large  volume  of  school  construction 
which  the  city  faces.  Legislation  to  improve  the  formula  has 
,  been  presented  to  the  Legislature  for  its  consideration  as 
part  of  Mayor  Collins' 1963  legislative  program. 
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5»   Chapter  121  of  the  General  Laws* 

Under  Chapter  121  of  the  General  Law  the  Coasmonwealth 
has  accepted  an  obligation  to  pay  up  to  one-half  of  the 
local  share  of  urban  renewal  projects.  This  statutory 
provision  is  in  line  drouth  legislative  action  in  Connecticut, 
New  Ydrk  and  a  few  other  states* 

under  Massachusetts  law  the  city  again  must  first  pro- 
vide for  its  full  share  of  the  expenditure  and  then  receive 
back,  over  a  20-year  period,  one-half  of  the  local  share. 

We  believe  this  law  should  be  construed  to  mean  that 
this  one-half  is  for  the  full  one-half  of  the  local  share  of  . 
a  project's  cost  and  is  not  reduced  by  whatever  credits  the 
city  is  able  to  obtain  from  creditable  institutional 
expenditures,  state  payments  for  school  construction  or  for 
that  matter,  state  or  metropolitan  expenditures  for  creditable 
improvements.  Any  other  interpretation  would  have  the 
Commonwealth  nullifying  the  local  financial  assistance  allowed 
by  the  Congress  and  by  the  Commonwealth  itself. 

Chapter  643  of  the  1962  Acts  authorized  a  fund  of  $30 
million  and  annual  appropriations  of  $1.5  million.  This 
estimate  was  arrived  at  on  the  basis  of  payments  the 
Commonwealth  expected  to  be  required  to  make  on  projects 
then  programmed. 

As  the  renewal  program  expands  and  accelerates  in  the  ' 
cities  and  towns  of  the  State  an  increase  in  the  amount  of 
the  fund  will  be  required  if  the  Commonwealth  is  to  carry 
out  its  commitments. 

To  sum  up,  considering  all  five  possibilities  listed 
above  for  reducing  the  city's  own  costs,  the  city  should 
never  be  in  a  position  of  paying  more  than  one- sixth  of  the 
net  cost  of  an  urban  renewal  project,  and  in  some  cases 
less. 
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There  may  be  those  who  will  think  that  this  makes 
Boston's  burden  too  light.  However t   I  should  like  to  call  your 
attention  to  the  fact  that  the  full  benefits  of  these  aids  can 
be  o>ade  available  only  if  we  undertake  a  very  large-scale  program 
of  the  kind  now  contemplated. 

Except  for  direct  state  urban  renewal  aid,  a  more 
modest  program  would  not  bring  these  other  aids  into  use.  At 
the  same  time,  with  the  great  extent  of  blighted  areas  in  Boston, 
with  the  deterioration  of  the  tax  base  and  Other  problems  con- 
fronting the  city,  a  more  modest  program  will  simply  not  meet 
Boston's  needs. 

It  is  necessary,  therefore,  if  we  are  to  undertake 
and  carry  out  a  program  of  the  scope  and  dimension  required 
that  every  effort  be  made  to  maximize  financial  assistance  from 
every  quarter. 

There  may  be  those  who  will  believe  that  we  lay  too 
much  stress  on  this  effort  to  get  financial  assistance.  It  is, 
of  course,  sometimes  more  time  consuming,  but  considering  the 
amount  of  funds  attainable  the  effort  is,  in  my  judgment,  very 
worthwhile.  Cer  ain1^,  I  think  ws  would  all  agree  that  if 
Boston  could  afford  it,  it  would  be  simpler,  quicker  and  much 
easier  to  undertake  the  whole  program  without  outside  money  and 
entanglements.  This  is  not  a  realistic  course.  In  fact,  I  think 
we  should  all  realize  that  these  aids  made  possible  by  federal 
and  state  legislation  are  simply  a  recognition  of  the  inability 
of  cities  across  the  country  to  renew  themselves  without  out- 
side financial  help.  . 

There  are  two  ways  in  which  the  city  may  provide  the 
funds  it  is  required  to  provide  directly.   One  is  by  bonding 
and  the  other  is  by  direct  appropriation  from  currently  available 
funds.  We  do  not  contemplate  recommending  appropriations  from 
currently  available  funds  except  for  minor  projects  until  and 
unless  the  City  receives  substantial  increases  in  state  aid.  for 
non-urban  renewal  purposes  generally  or  until  the  state  assumes  . 
some  of  the  burdens  now  borne  locally  here. 
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There  are  four  principal  types  of  bond  authorizations 
for  financing  the  city*s  local  share. 

1.  Section  26CC  of  Chapter  121. 

Section  26CC  of  Chapter  121  authorizes  so-called  20- 
year  redevelopment  bonds  up  to  2.5%  of  the  city*s  assessed 
valuation,  with  the  approval  of  the  Emergency  Finance  Board. 
(Boston  has  outstanding  $6.5  million  of  these  bonds.)  The 
unused  authorization  is  $31  million. 

2.  Section  7  of  Chapter  44. 

Section  7  of  Chapter  44  authorizes  general  obligation 
bonds  for  municipal  purposes.  Local  non*cash  grants-in-aid 
such  as  municipal  buildings,  police  and  fire  stations, 
community  centers,  libraries,  sewers  and  streets  can  be 
financed  under  this  section.  These  bonds  vary  in  maximum 
length  from  10  to  30  years  depending  upon  the  purpose  for 
which  they  are  authorized.   The  limit  is  5%  of  assessed 
value,  and  the  city's  present  unused  authorization  is 
about  $9  million.  The  city  is  retiring  existing  debt 
under  this  category  at  the  rate  of  approximately  $5  million 
per  year. 

In  addition  to  local  approval  by  the  City  Council,  the 
approval  of  the  Emergency  Finance  Board  is  required  for  use 
of  this  authorization. 

3.  Chapter  645  of  the  Acts  of  1948,  as  amended. 

School  construction  may  be  financed  outside  the  debt 
limit  under  the  provisions  of  Chapter  645  of  the  Acts  of  1948, 
amended.   In  addition  to  local  approvals  these  bonds 
authorizations  must  have  approval  of  the  School  Building 
Assistance  Commission  and  the  Emergency  Finance  Board. 

4.  Chapter  474  of  the  Acts  of  1946. 

Off-street  parking  garages  may  be  financed  outside  the 
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'+   debt  limit  from  bonds  authorized  by  Chapter  474  of  the  Acts 
of  1946  as  amended.  The  approximately  $6  million  remaining 
\  in  this  authorization  will  be  almost  entirely  committed  to 
the  Haymarket  Square  garage  in  the  Government  Center. 
Legislation  increasing  this  authorization  has  been  submitted 
for  consideration  by  the  1963  General  Court. 

With  the  exception  of  the  parking  garage  limit,  existing 
statutory  authorizations  have  both  sufficient  flexibility  and 
sufficient  margin  for  Boston  to'  undertake  its  share  of  the 
expenditures  called  for  in  the  existing  redevelopment  program. 
However,  additional  light  may  be  thrown  on  this  by  the  capital 
budget  now  being  prepared  for  consideration  by  the  Redevelopment 
Authority.  In  conjunction  with  the  capital  budget  preparation 
we  will  also  present  to  the  Authority  the  latest  and  best  esti- 
mates available  of  the  amount,  kind  and  scheduling  of  local 
capital  expenditures  called  for  under  the  redevelopment  program* 

In  my  judgment,  it  might  well  be  in  the  public  interest v 
for  a  new  comprehensive  bonding  authorization  to  be  substituted 
for  the  various  separate  alternatives  now  available.  In  this 
connection  I  think  consideration  should  be  given  to  recent      •'-■<■ 
suggestions  for  an  extension  of  redevelopment  bond  terms  to 
25  years,  a  principal  payment  moratorium  for  the  first  5  years, 
level  debt  service  thereafter  rather  than  equal  principal 
payments  and  a  limit  of  3%   of.  assessed  value  rather  than  2.5%.    *• 
If  this  figure  were  made  5%,  I  believe  it  would  be  sufficient 
to  take  care  of  all  Boston's  costs  for -urban  renewal. 

x      The  proposed  deferred  payment  of  principal  and  level   ' 
debt  service  are  a  recognition  that  present  law  puts  the  highest  ¥ 
debt  charges  on  the  city,  on  account  of  a  project,  at  the  time 
when  it  is  least  able  to  afford  it.  By  deferring  principal 
payments  until  project  execution  activities  are  more  or  less 
complete  and  tax  revenues  are  incoming  the  city  is  more  able  to 
afford  renewal.  Likewise,  equal  aebt  service  payments  are  more 
nearly  in  balance  with  the  city's  capacity  to  pay.  It  should  be 
pointed  out  that  equal  debt  service  payments  are  customary  for  • 
revenue  bbnd  financing  and,  in  many  states,  for  general  obliga- 
tion bonds.  ..'  *'•'  •  ■?  .'.„ 
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This  is,  admittedly,  a  rather  lengthy  answer  to  a 
brief  and  important  question.  X  hcpe  you  and  your  colleagues 
will  find  it  helpful.  Please  do  not  hesitate  to  get  in  touch 
with  me  if  you  have  any  questions. 

My  very  best  wishes. 
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For  these  ten  BRA-  ojects  State  assistance  in 

....  — 

the  amount  of  $3„7  mil-lion  ha:         been  for  New  York 

Streets  and  -'Jest  End  and  an  contract  for  $4 

for  Washington  Parle  is  pending   ith  tl  .  Grate  Housing  Board,   After 
execution  of  the  Government  Ce  rant  contract  an 

application  will  be  made  for  Sta  -         .  -e  in  the  amount  of  $6^3 
.million^ 

State  assistance  is  :j   1        installments 

over  tv:enty  years  necessitating  the  and  paying  the 

cost  of  interest  on  the  borrc       For  ~ ..  of  this  report. 

I  have  not  tried  to  she;;  th      t  of  this  :    res    r  the  exact 
amount  of  debt  which  :   ill  t  .      -      j  at  a  but 

rather  the  totals  0   This  infoz        :  :n   be  prepared  'art  to  do  so 
would  mean  making  precise  assumptions   o..  about  interest  rates  and 
expenditure  schedules.   The  total  State  assistance  for  the  approved 

projects  will  be  $14,453,961,  whic 3  within  -jar  present  ceiling 

of  S-^w  million. 

2  approved  projects  L  :  result  in  abc        illion 

dollars  in  private  construction  and  over  $100  mi  .          lie 

construct  ion  e   Upon  c< pletic  sproved  projects  will 

provide  an  estimated  3300  uni'  f                      2100  units 

of  moderate -rental  relocate:  for  displaced  fai  ilies. 

Washington  Park  is  the  .li-    .    .  pe  project  approved 

so  far ,  and  it  will  result  ;ion  of  over  5ZZZ 

existing  hcres  and  serve  as  t  ;ri  for  r.     ihabilitation  of  all 
of  Boston ?s  cider  neighbor.-.  : 

Taken  together  these  first  ;en  pr         ill  go  a  long  wa> 
toxvard  the  re     ization  -  the  fro:.  .  its  tax 

base  and  the  establishment  of  aate  for  ]  -      investment 

in  commercial  j  industrial  a:.-  ng. 

These  projects  are  :c  on  which  the  City  car 

be  said  to  have  a  commit:)  except  r  .         ly  land  a    isition 
loan  in  Castle  Square,.   Other  in  jith      .  s  rvey 

and  planning  or  GNRP  stage  an     mot  be  :.    x    2d  as  fix       .t- 
ments  for  the  City  treasury0 

However,  with  the  ach  i         5  the  pro<   os 

being  made  on  the  projects  in      a: '..:.,._  I     confident  that  •.;,. 
will  ccme  to  fruition. 
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